Agenda for Meeting 18-2015
CITY OF ROCKVILLE PLANNING COMMISSION
Don Hadley, Chair
Anne Goodman
David Hill
Jack Leiderman

Charles Littlefield
Gail Sherman
John Tyner, II

Wednesday, October 14, 2015
7:00 p.m. Mayor and Council Chamber
City Hall, 111 Maryland Avenue
Andrew Gunning, Staff Liaison
Marcy Waxman, Senior Assistant City Attorney
Planning Commission Agenda and Staff Reports online:
http://www.rockvillemd.gov/AgendaCenter/Planning-Commission-4

I.

PUBIC HEARING
Bikeways Master Plan Update - The Planning Commission will hear testimony from residents on
the draft Bikeway Master Plan. This is the second public hearing on the draft Bikeway Master Plan
(the first was held on April 9, 2014), and staff has made residents aware of the proposed edits to
the draft Plan through emails to neighborhood groups, Rockville Reports, Channel 11, the city's
website, a public open house, and other outlets. Written testimony is still being accepted, and no
final date has been established for closing the public record. Senior Transportation Planner/Bicycle
and Pedestrian Coordinator: Kevin Belanger, 240-314-8509.

II.

REVIEW and ACTION
A.

Final Record Plat PLT2016-00543, Eastern Diversified Properties - A Final Record Plat
Application for the recordation of an existing 1.16 acre property located at 712 Rockville
Pike as Lot 11 in the Haymond's Addition to Rockville subdivision. The property is located
in the MXCD, Mixed-Use Corridor District Zone. Planner: Margaret Hall, 240-314-8226.
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B.

Site Plan Application STP2009-00008, Avalon Bay Communities, Inc. - A level 2 site
plan application to construct a 238-unit multiple family building on 4 acres of land at 12720
Twinbrook Parkway. The property is zoned MXB (Mixed-Use Business). Planner: Brian
Wilson, 240-314-8227. Exhibits: 4-6 | 7 | 8 | 9-10 | 11 | 12

C.

Mandatory Referral STP2016-00264, Montgomery County Public Schools - a proposal
to construct a new elementary school, and associated site improvements, on the property
located at 332 West Edmonston Drive (Richard Montgomery Elementary School #5).
Planner: Cas Chasten, 240-314-8223. Exhibits: 5 | 6-8 | 9-10 | 11-12

III. COMMISSION ITEMS
A.
B.
C.
D.
E.
F.

Report on Adequate Public Facility Standards for Schools and Development Applications
Staff Liaison Report
Old Business
New Business
Minutes
FYI Correspondence

IV. ADJOURN
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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 a group)
5. Planning Commission Discussion and Deliberation
6. Decision or recommendation by vote
Note: The Planning Commission may ask questions of any party at any time during the proceedings.
II. PLANNING COMMISSION BROADCAST SCHEDULE



Watch LIVE on Comcast Cable Rockville Channel 11 and online at: www.rockvillemd.gov
Replay on Comcast Cable Rockville Channel 11: Wednesdays at 7:00 pm (if no live meeting)
Sundays at 7:00 pm
Mondays, Thursdays and Saturdays at 1:00 pm
Saturdays and Sundays at 12:00 am (midnight)

III. Video on Demand (within 48 hours of meeting) at: www.rockvillemd.gov/VideoOnDemand.
IV. FUTURE MEETING DATES
October 28, 2015
November 18, 2015
December 2, 2015
V. NEW DEVELOPMENT APPLICATIONS
For a complete list of all applications on file, visit: www.rockvillemd.gov/DevelopmentWatch.
There were no applications filed since September 30, 2015:
VI. ADDITIONAL INFORMATION RESOURCES
The following resources are available to anyone who would like more information about the
development review process. City staff can be reached at 240-314-8200 and additional information
can be found on the City’s web site at: www.rockvillemd.gov/cpds




Citizen’s Guides to Development Review and Zoning
Development Review Manual
Planning Academy Information

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.

MEMORANDUM
October 5, 2015
TO:

City of Rockville Planning Commission

FROM:

Emad Elshafei, Chief of Traffic and Transportation
Kevin Belanger, Senior Transportation Planner

SUBJECT:

Draft Bikeway Master Plan Public Hearing #2, October 14, 2015

The public hearing to be held on October 14, 2015 is the second opportunity for the public to provide oral
testimony to the Planning Commission on the Draft Bikeway Master Plan. The draft plan is intended to
provide a vision for the future of bicycling as a transportation mode in Rockville and, in addition to
neighborhood-level discussion, is a starting point for developing specific bicycle-related projects in the future.
In preparation for this second public hearing, staff reached out to Rockville residents in the following ways:








Rockville Reports, a monthly City-sponsored print newsletter sent to every address in Rockville
Rockville 11, on the City’s monthly newscast
Targeted emails to certain neighborhood associations who have bike lanes proposed in their
neighborhoods (see Attachment A for an example of one of these emails)
eNeighborhoods News, a monthly email newsletter sent to all residents who are signed up (see
Attachment B for this newsletter)
The Bikeway Master Plan website (www.rockvillemd.gov/bikewaymasterplan)
A public open house on the Bikeway Master Plan, to be held immediately prior to the public hearing
on October 14th at 5:30 PM in City Hall
Park(ing) Day, an event in Rockville Town Center on September 18th

The plan can be found online at http://www.rockvillemd.gov/bikewaymasterplan, in the reference sections
of the Twinbrook and Rockville libraries, and at the Public Works counter at City Hall. Additional
information such as frequently asked questions, testimony already received, and proposed edits to the plan
can also be found on the Bikeway Master Plan website. A copy of the frequently asked questions page from
the website is provided as Attachment C to this memorandum.

In addition to the public hearing on October 14th in front of the Planning Commission, the public can
provide testimony in the following ways:




Fill out the form on our website: http://www.rockvillemd.gov/bikewaymasterplan.
Send an email to bikeways@rockvillemd.gov. (Note: Names and addresses must be provided to be
entered into the public record.)
Send a letter to: City of Rockville Planning Commission, c/o Don Hadley, Chair, 111 Maryland Ave,
Rockville, MD 20850.

Staff believes that following this public hearing, the public has had ample time and opportunity to provide
comments on the draft plan. Staff recommends that the Planning Commission close the public record two
weeks following the public hearing (October 28, 2015) and proceed with the decision making process on the
draft plan.
Cc:

Andrew Gunning, Deputy Director, CPDS
David B. Levy, Chief of Long Range Planning, CPDS
Ann Wallas, Planner III, CPDS

Attachment A

Fw: {EastRockville:162} [ERCA] Planning Commission is looking for your
feedback on the draft Bikeway Master Plan
Hjarman Cordero
History:

to: Kevin Belanger

09/08/2015 09:28 AM

This message has been replied to.

FYI
Hjarman Cordero
Senior Neighborhood Resources Coordinator
City Manager's Office
111 Maryland Ave
Rockville MD, 20850
240.314.8344
hcordero@rockvillemd.gov
----- Forwarded by Hjarman Cordero/RKV on 09/08/2015 09:28 AM ----From:
To:
Date:
Subject:
Sent by:

ercaerca <ercaerca@gmail.com>
ercaerca@googlegroups.com,
09/04/2015 11:31 PM
{EastRockville:162} [ERCA] Planning Commission is looking for your feedback on the draft Bikeway
Master Plan
ercaerca@googlegroups.com

Dear residents,
The Rockville Planning Commission is looking for your feedback on the draft Bikeway
Master Plan. The vision of the plan is to create a more well-connected and safer bicycle
network for all types of trips within the city. The Planning Commission and staff listened
to the first round of public testimony and have proposed some edits to the document.
These edits can be found at the Bikeway Master Plan’s website:
www.rockvillemd.gov/bikewaymasterplan.
Community members have another opportunity to present their testimony on the draft
Bikeway Master Plan and the proposed edits to the Planning Commission. Testimony
can be submitted in several ways, including:
1)
By writing a letter addressed to the City of Rockville Planning Commission, c/o
Kevin Belanger, 111 Maryland Avenue, Rockville, MD 20850.
2)
By sending an email to bikeways@rockvillemd.gov. Please include your name, address,
and affiliation (if applicable). Comments received without a valid name and address
cannot be included in the public record.
3)
By speaking at the public hearing at the Planning Commission meeting on
Wednesday, October 14, 2015 in the Mayor and Council Chambers at City Hall. Those
wishing to speak may sign up in advance by calling 240-314-8200 by 4:00 pm on the
day of the hearing. Priority will be given to speakers who sign up in advance.
4)
By filling out the form at this link:
http://rockvillemd.gov/FormCenter/Public-Works-8/2014-Bikeway-Master-Plan-Comments-and-Te-109

Note that in the draft Bikeway Master Plan, bicycle projects are proposed in your
neighborhood. Bike lanes are proposed in your neighborhood on S. Stonestreet Avenue
and Park Road. Bike lanes and sharrows will be installed on S. Stonestreet Avenue as
part of the S. Stonestreet Avenue Road Diet project. While no detailed engineering
analysis has been completed to determine how a bike lane would be placed on Park
Road, it was included in the draft Bikeway Master Plan because it was determined to be
a critical connection between Rockville Town Center and the Rockville Metro Station.
You and your neighbors will be given plenty of opportunity to comment on specific
projects in your neighborhood when they are ready to be considered for implementation.
If the introduction of a bike lane is determined to be unfeasible after a proper
engineering analysis, staff will work with local residents to determine another option to
accommodate bicycle travel.
Please feel free to reach out to staff if you have questions on the draft Bikeway Master
Plan. The city’s Bicycle and Pedestrian Coordinator, Kevin Belanger, can be reached at
kbelanger@rockvillemd.gov or at 240-314-8509.
Hjarman Cordero
Senior Neighborhood Resources Coordinator
City Manager's Office
111 Maryland Ave
Rockville MD, 20850
240.314.8344
hcordero@rockvillemd.gov
-Posted By ercaerca to ERCA at 9/04/2015 11:31:00 PM
-You received this message because you are subscribed to the Google Groups "East Rockville"
group.
To unsubscribe from this group and stop receiving emails from it, send an email to
ercaerca+unsubscribe@googlegroups.com.
For more options, visit https://groups.google.com/d/optout.

Attachment B

Fw: eNeighborhoods October 2015
Noelle Barton

to: Kevin Belanger

10/02/2015 09:24 AM

Noelle Barton
Public Information Specialist
City Manager's Office, City of Rockville
111 Maryland Avenue
Rockville, MD 20850
240-314-8116 (direct)
240-314-8130 (fax)
@Rockville411
----- Forwarded by Noelle Barton/RKV on 10/02/2015 09:23 AM ----From:
To:
Date:
Subject:

"City of Rockville, MD" <listserv@civicplus.com>
nbarton@rockvillemd.gov
10/01/2015 03:00 PM
eNeighborhoods October 2015

View this in your browser

eNeighborhoods News | October 2015
The Mayor and Council Meet Three Times in October
The Mayor and Council meet at 7 p.m. on Mondays Oct. 5, 12 and 19 at City Hall, 111 Maryland Ave. Meetings are televised on
Rockville 11 and are available via live streaming and on demand at www.rockvillemd.gov/rockville11. Find Mayor and Council
agendas.
There will be no drop-in sessions in October. Drop-ins will resume after the new Mayor and Council are sworn in.

Election 2015
The City of Rockville will elect a Mayor and Council on Tuesday, Nov. 3.
Rockville will elect a mayor and four councilmembers on Tuesday , Nov. 3. This year, for the first time, the Mayor and Council will
be elected to four-year terms. Anyone who lives within the corporate limits of the city, and is registered to vote, may vote in City of
Rockville elections. Learn more about the candidates, televised debates, how and why to vote and how to serve as an election judge:
Rockville’s Nov. 3 Election Ballot is Now Complete
Rockville 11 Announces Election Coverage, Candidate Debates
Rockville Makes it Easy to Vote in City Election
I’m Voting Rockville!
Rockville Recruiting Volunteers to Serve as Election Judges (Through Oct. 2)
Find more information on the Election 2015 Web page and this Rockville 11 report.

Bike to the Future: Help Plan the City’s Bike Network
Community members have the chance to learn about and comment on an update to Rockville’s Bikeway Master Plan at an open
house and public hearing before the city’s Planning Commission on Wednesday, Oct. 14.
Rockville is developing a comprehensive bicycle network to support the growing demand for bicycle facilities . The update to the
Bikeway Master Plan offers the opportunity to provide a safe and connected network of bicycle facilities to give people more
transportation options.
The open house, from 5:30-7 p.m. in Black-Eyed Susan Conference Room at City Hall, 111 Maryland Ave., will give residents an
opportunity to ask questions of city staff and learn about proposed bike lanes and how they could affect neighborhood streets .
The open house will precede the regularly schedule Planning Commission meeting, at 7 p.m. in the Mayor and Council Chambers.
The meeting will include a public hearing on the draft plan. Priority will be given to speakers who sign up in advance by calling

240-314-8200 by 4 p.m. on Oct. 14.
Community members may present additional testimony on the draft plan and the proposed edits , in writing, to the Planning
Commission. Learn how and find more information about the plan update.
The Bikeway Master Plan is a vision for planning the future of the city’s bicycle network . Neighborhood feedback will be gathered
prior to implementation.

Antique and Classic Car Show Rolls Into Rockville
Rockville’s 54th annual Antique and Classic Car Show – one of the oldest and biggest in the Mid -Atlantic region -- will feature
more than 550 vehicles, a car-related flea market, car sales area, a performance by the Rockville Swing Band and much more.
This free show is from 11 a.m.-3:30 p.m. on Saturday, Oct. 17 at Rockville Civic Center Park (home to the historic Glenview
Mansion), located at 603 Edmonston Drive. Enjoy the picturesque fall setting on the park grounds as you check out vehicles from 31
car clubs, from Packard to Ferrari.
The car show continues to be recognized as the premier non-judged motor vehicle show in the region. Visitors can share fond
memories of the classic cars of yesteryear with family, friends and neighbors, and vote for their favorite vehicle to win the “People’s
Choice Award.” Ballots will be available in the information tent, located in the middle of the car show field.
This year’s special display is woodies (a vehicle that features wood accents on the body of the auto ). There will be about 25 such
vehicles on display.
Visitors will also find food vendors, and a moon bounce in the parking lot of Croydon Creek Nature Center, at the rear of the park.
Attendees may park at Rockville Civic Center Park. Additional parking will be available at Meadow Hall Elementary School , at 951
Twinbrook Parkway. A courtesy shuttle will run from the school to the car show from 10:30 a.m.-4 p.m.
The rain date for the show is Saturday, Oct. 24. Call 240-314-5022 for inclement weather updates.
To show or sell a car at the show, host a flea market booth of learn more, visit the Antique and Classic Car Show Web page, call
240-314-8620 or email Special Events.

This Month’s ‘Rockville 2040’ Listening Sessions
What do you want Rockville to be like in 2040? Share your thoughts at an upcoming listening session as city planners and leaders
work on an update to the Comprehensive Master Plan. Upcoming sessions will focus on the following neighborhoods:
 North Farm at 7 p.m. on Tuesday, Oct. 6 at St. Elizabeth Church, 917 Montrose Road.
 Westmont (Tower Oaks) at 8:30 a.m. on Thursday, Oct. 8 at Rockville City Hall, 111 Maryland Ave.
 Montrose at 7 p.m. on Tuesday, Oct. 13 at Montrose Community Center, 451 Congressional Lane.
 Hungerford, Lynfield and New Mark Commons at 7 p.m. on Thursday, Oct. 15 at Elwood Smith Community Center,
601 Harrington Road.
 Rockshire and Fallsmead at 7 p.m. on Wednesday, Oct. 21 at Thomas Farm Community Center, 700 Fallsgrove Drive.
 Twinbrook Forest and Northeast Rockville at 7 p.m. on Thursday, Oct. 29 at Glenview Mansion, 603 Edmonston Drive.
The master plan’s goal is to preserve and improve the quality of life in Rockville , by guiding development and conservation, and
assuring the city’s ability to provide high-quality community facilities. At the listening sessions, planning staff will share
information about the master plan update and hear views about the future of the community from residents , businesses and others.
Learn more about Rockville 2040, view the listening session schedule and sign up to receive email updates.
For more information, contact Ann Wallas or Hjarman Cordero or call 240-314-8200.

Rockville Earns No. 17 Spot on National ‘Best Places to Live’ Study
The City of Rockville was recently ranked as the 17th best place to live in the United States by Livability .com.
Livability cited Rockville’s ample parkland and recreational opportunities , its growing biomed and technology industries and the
shops and restaurants in Rockville Town Square as reasons for its ranking. Livability studied more than 2,000 cities with populations
of 20,000 to 350,000 to come up with its list of 100 best places to live in 2016.
In previous Livability studies, Rockville ranked as one of the 10 “Best Cities for Families” in the U.S. and was named a “Best
Foodie City.” Learn more.

World of Montgomery Festival Comes to Rockville
Food, music, dance, traditional arts and hands-on projects for children and families will highlight Montgomery County’s rich and
diverse cultural heritage during the World of Montgomery festival on Sunday , Oct. 18.
th
The 7 annual festival, which moves to Rockville from Wheaton, will be held rain or shine in the parking lot behind the Parilla
Center at Montgomery College – Rockville, at 51 Mannakee St., from noon-5 p.m. Admission is free.
The City of Rockville is a sponsor of the festival, which will include an international village, a global kitchen with chef
demonstrations of traditional ethnic food, a craft market, a parade of cultures and performances.
The festival will include immersive exhibits on China, El Salvador, Ethiopia and India – countries with some of the largest
immigrant populations in Montgomery County.
Community members and organizations in traditional ethnic dress and non-ethnic community groups are invited to register to
participate in the parade of cultures. Volunteers are needed to help with setup and cleanup, as well as with festival activities
throughout the day.

Free parking is available in the Carver Educational Services Center (Board of Education) lot, at 850 Hungerford Drive, across
Mannakee Street from the college.
To learn more and register to participate in the parade or to volunteer , visit the World of Montgomery Festival website or call
301-897-5437.

Our Town – Rockville’ Premieres on MPT
Watch the broadcast premiere of Maryland Public Television’s (MPT) “Our Town – Rockville” at 8 p.m. on Saturday, Oct. 10, or
the encore presentation at 11 a.m. on Sunday, Oct. 11.
The 60-minute documentary features Rockville’s everyday people and places , city landmarks and events and includes footage
recorded by community members. Find the MPT promo and go behind-the-scenes with Rockville 11.

Fall 2015 Leaf Collection
The City of Rockville will vacuum leaves from neighborhood curbs in two cycles , beginning Monday, Oct. 19.
Find tips for preparing leaves for collection and an interactive map that allows community members to enter their address and
learn when leaves will be collected in their neighborhood.

Rockville Invites Neighborhood Groups to Apply for Grants
Rockville neighborhood associations could receive up to $1,000 for projects promoting community involvement through Rockville’s
Organizing Communities and Neighborhoods (ROC-N) Matching Grant Program.
Applications are being accepted through Thursday, Oct. 15. Qualified neighborhood organizations could receive up to $1,000
annually. A cash or in-kind match equal to or greater than the grant amount is required.
Projects must support one or more of the following:
 The acquisition of technology or supplies that directly support an existing community program .
 Neighborhood crime prevention.
 Neighborhood outreach and organizing.
 Neighborhood planning.
 Neighborhood preservation.
 Social events aimed at fostering a sense of community pride.
Learn more and apply.

More Neighborhood News
Rockville Rewards Cards Offer Discounts, Help Nonprofits
Help local nonprofits by shopping local businesses. Purchase a Rockville Rewards card for $25, get discounts at 125 Rockville area
businesses and support any one of 33 participating local nonprofits, which keep 100 percent of the card sales. Cards are valid
through Aug. 31, 2016. Find a list of participating nonprofits where you can buy the card or purchase it online. Learn more in a
Rockville 11 report.
City Goes ‘Batty’ for Halloween
Catch a Show This Fall at Rockville’s F. Scott Fitzgerald Theatre
Glenview Gallery’s Free October Exhibition Opens Oct. 4

We invite your submissions, suggestions and feedback. If you would like us to include information about an event or
other news happening in your neighborhood, please email hcordero@rockvillemd.gov and we will do our best to
include it in an upcoming edition.
You are receiving this message because you are subscribed to eNeighborhoods on www.rockvillemd.gov. To unsubscribe
link:
http://www.rockvillemd.gov/list.aspx?mode=manage&Email=nbarton@rockvillemd.gov
If clicking the link doesn't work, please copy and paste the link into your browser.

Rockville, MD - Official Website - Bikeway Master Plan FAQs

http://rockvillemd.gov/index.aspx?NID=1794
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Bikeway Master Plan FAQs
Bikeway Master Plan FAQs

Frequently Asked Questions
1) Why are you updating this plan?
A: The last Bikeway Master Plan was adopted in 2004, and through the hard work of city staff and Rockville residents, we
have completed a majority of the projects associated with that plan. Now, bicycling is more widely seen as a viable means
of transportation, and we see opportunities to enhance our bicycle network to make it safer and more appealing to a
broader group of residents. This updated Bikeway Master Plan will help us have a coordinated vision for future bicycling
improvements in Rockville.
2) What does this plan mean for me?
A: The Bikeway Master Plan addresses several aspects of bicycling. For those who already enjoy bicycling in Rockville, this
plan will help provide a more connected bicycle network to get to more places safely. For those who don't yet ride a bicycle
frequently but are interested, this plan attempts to address safety needs while making riding in mixed traffic more
comfortable. For those uninterested in using a bicycle, this plan helps delineate space for people on bicycles to travel more
predictably.
3) There's a bike lane proposed in front of my house. Does that mean I am going to lose the ability to park on the
street in front of my house?
A: Not necessarily. City staff worked with a committee of interested parties and a consultant to develop a series of proposed
facilities (shown in the plan here) to create a stronger bicycle network. Some of these proposed facilities are bicycle lanes
on residential streets. Some of these streets are wide enough to accommodate bicycle lanes without any changes, while
some would require additional space to put in bicycle lanes. Because this plan is conceptual, none of the recommendations
in the plan are guaranteed. When a project is ready for implementation, staff will bring several options to neighborhood
groups for feedback. In the course of these discussions, any number of options may be agreed upon, including, but not
limited to, road widening, on-street parking consolidation, lane narrowing, or changing the project from a bike lane to
something that requires less road space.
4) What is the timeline for implementing this plan?
A: The implementation will coincide with other city projects, in order to maximize resources. When a road that has a
proposed facility in this plan is set to be repaved or significantly altered, staff will conduct an engineering analysis of options
to include bicycle facilities. City staff will bring the options to neighborhood groups for feedback and will develop a final
implementation plan for specific projects. This plan will be rolled out slowly, and residents will have ample opportunity to
provide feedback on the proposed options.
5) How can I share my feedback?
A: There are several ways to submit feedback on this plan:
Send an email to bikeways@rockvillemd.gov
Fill out a public testimony form available on the Bikeway Master Plan Webpage
Write a letter to the Planning Commission addressed to: City of Rockville Planning Commission, c/o Kevin Belanger,
111 Maryland Ave., Rockville, MD 20850
Attend the second public hearing on the draft Bikeway Master Plan at the Planning Commission meeting on Oct. 14,
2015. The meeting begins at 7 p.m. Those wishing to speak may sign up in advance by calling 240-314-8200 by 4
p.m. on the day of the hearing.
City staff will be available at events leading up to the public hearing where they will be able to offer more information
about the plan and answer questions. Staff is also available to attend neighborhood meetings upon request to provide
more information.
(Note: When submitting written testimony, please include your name, address, and affiliation, if applicable. Comments
without a name and address cannot be included in the public record.)

City of Rockville - 111 Maryland Ave. Rockville, MD 20850

Accessibility | Privacy Policy | Copyright Notices | Site Map
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Planning Commission Staff Report
Final Record Plat Application PLT2016-00543
MEETING DATE:

October 14, 2015

REPORT DATE:

October 7, 2015

FROM:

Margaret M. Hall, Planner II
Planning Division
240.314.8226
mhall@rockvillemd.gov

APPLICATION
DESCRIPTION:

Final Record Plat,
for the recordation of
an existing property into
a single record lot.
The total area of the plat
is 50,687 square feet.

PROPERTY
LOCATION:

712 Rockville Pike

APPLICANT:

Eastern Diversified Properties
2505 Prosperity Terrace
Silver Spring, Maryland 20904

FILING DATE:

April 9, 2014

RECOMMENDATION:

Approval, subject to the conditions noted on page 8 and 9 of the
Staff Report.

REQUEST: The applicant proposes to record the existing 1.16 acre parcel as record Lot 11 in
the Haymond’s Addition to Rockville subdivision. The property does not currently contain a
structure but was paved in the past for use by a car dealership as auto storage.

Final Record Plat PLT2016-005343
October 7, 2015

PROJECT/SITE INFORMATION:
Location:
712 Rockville Pike
Land Use Designation: Rockville Pike Corridor Mixed Use Development
Zoning District:
MXCD, Mixed-Use Corridor District
Plat Area:
50,687 Square Feet or 1.16361 Acres
Current Use :
Vacant
Proposed Use:
Automobile Dealership

Location
North
South

Surrounding Land Use and Zoning
Zoning
Planned Land Use
Right-of-Way
Rail Right-of-Way
MXCD, Mixed-Use
Rockville Pike Mixed
Corridor District
Use Corridor District

East

MXCD, Mixed-Use
Corridor District

Rockville Pike Mixed
Use Corridor District

West

MXCD, Mixed-Use
Corridor District

Rockville Pike Mixed
Use Corridor District

Existing Use
Metro and CSX Railway
Furniture sales, office
townhouses, and auto
dealership.
Mixed Use – fluid
maintenance
station,
restaurant and retail.
Mixed-Use – Bank,
mailing service and
copies
and
tires,
batteries and accessory
sales, including service.

PREVIOUS RELATED ACTIONS:
 The property had been used for the storage of vehicles associated with the auto dealership
that was located on the adjacent lot. It has not been used since 2008, when the auto
dealership was closed.
ANALYSIS:
Proposal
The applicant is proposing to record the existing parcel (Parcel P660< Tax Map Grid GR42) into a
single record lot containing 50,687 square feet, or 1.16361 acres. Recordation of a property on
a subdivision plat not only simplifies the legal description for a property, but is in keeping with
the ultimate goal of mapping the City as well as the entire State. Recordation is also seen as a
first step in development, as construction may only take place on a record lot. The plat includes
dedication of a 30-foot wide service drive easement across the front of the property.
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Proposed Plat
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Final Record Plat PLT2016-005343
October 7, 2015

Property Description and Background
This is a deeded lot that lost land area in 1978 to WMATA for the METRO rail way system, and
in 1982 to the State of Maryland for roadway improvements on Veirs Mill Road. It now contains
50,657 square feet, or 1.16 acres. It was paved and used by the former auto dealership on the
abutting lot for vehicle storage. Since the dealership closed in 2008, the property has been
vacant. The applicant has submitted this request for subdivision in order to convert the deeded
lot to a record lot appearing on a Plat of Subdivision. This will establish the buildability of the
lot, as Section 25.21.01.b.1 of the Zoning Ordinance requires that every structure must be
erected and located on a record lot.
Master Plan Recommendation
The property was not specifically mentioned in either the 1989 Rockville Pike Corridor Plan or
the 2002 Comprehensive Master Plan. The 2002 Master Plan recommendations encouraged a
mixture of uses including retail, residential and office uses. Improving the appearance of the
Rockville Pike Corridor through redevelopment and updated façade treatments was
encouraged.
Properties along Rockville Pike are required to create a thirty foot wide service drive parallel to
the road right-of-way, per the 1989 Plan.
Zoning Compliance
There are no minimum lot size requirements for the MXCD Zone contained in Section
25.13.05.b, Development Standards. It does require a minimum lot width of ten feet at the
front lot line. This property more than meets that requirement with almost 135 feet of
frontage along Rockville Pike.
Subdivision is defined as “the division of a lot, tract, or parcel of land into two (2) or more lots,
plats, site, or other division of land or assemblage of land for the purpose, whether immediate
or future, of sale or of building development.” This proposal is not therefore a subdivision by
definition but a request for approval of a plat that includes a property that has existed for some
time.
Staff Analysis
Forest /Tree Preservation
This single lot subdivision is not subject to the Forest and Tree Preservation Ordinance, as the
property already has a Forest Conservation Easement (FCE) on it. However, development of
the property would require approval of a Natural Resources Inventory/Forest Stand Delineation
Plan prior to construction, and potential changes to the FCE, depending on the submission.
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Adequate Public Facilities Ordinance
Single lot subdivisions are exempt from the requirements of the Adequate Public Facilities
Ordinance (APFO). However, a Site Plan application that would propose development of the
property would be evaluated for compliance with the APFO.
Recommendation and Conditions
Approval, subject to the following conditions.
1.
2.

That the Plat be revised to make modifications/additions, as identified by Planning
Commission or staff.
That the Final Record Plat be submitted in an appropriate electronic format as specified
in Section 25.21.10.d of the City of Rockville Zoning Ordinance.

Required Findings
None required.
NOTIFICATION:
Public Notification of the Final Record Plat was made pursuant to the requirements of Section
25.21.11.d (“Notice”). Mailed notification was provided to 194 residents and property owners
within the required 750-foot radius. Additionally, notification was provided to all homeowner’s
and civic associations in the City. No posting of signs on the property is required. At the time
of this report, no comment has been received regarding the application.
ATTACHMENTS:
Attachment 1-1
Attachment 2-1
Attachment 3-1

Aerial Map
Land Use Map
Zoning Map
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FROM:

Brian R. Wilson AICP Principal Planner
Planning Division
240.314.8227
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APPLICATION
DESCRIPTION:

A proposal to construct a 55 foot
high, 238 unit apartment building
located at 12720 Twinbrook Parkway.
The property is located in the MXB
(Mixed-Use Business) Zone.

APPLICANT:

FILING DATE:
RECOMMENDATION:

Avalon Bay Communities, Inc.
2900 Eisenhower Ave.
Suite 300
Alexandria, Virginia 22314-5223
June 26, 2009
Staff recommends approval of Site Plan STP2009-00008, subject to the findings and
conditions outlined within this staff report.
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RECOMMENDATION
Approval of the proposed level 2 Site Plan to construct a 238-unit apartment building, subject
to the findings and conditions outlined within this staff report.
SITE DESCRIPTION
The site is located on Ardennes Avenue between Halpine Road and Twinbrook Parkway at
12720 Twinbrook Parkway (Attachment 1-1). The property is zoned MXB (Mixed-Use Business)
(Attachment 3-1) and is located in Planning Area 8 (Twinbrook) as designated by the City’s
Master Plan. Currently, the site is occupied by six, 1-story office buildings. On the northern
property boundary, the site abuts a City owned wooded strip of land. This strip of land
immediately abuts Halpine Road and is across the street from a single family residential
neighborhood to the north, which also continues to the west on the opposite side of Ardennes.
To the east and south of the site are office buildings and a restaurant. West of the site on the
opposite side of Ardennes Avenue are a church and apartments that are part of the Twinbrook
Station mixed-use development. The site is less than a quarter mile from the Twinbrook Metro
Station. Vehicular access to the site is from Ardennes Avenue and Twinbrook Parkway.
Location: 12720 Twinbrook Parkway
Avalon Bay Communities, Inc.

Applicant: Alexandria Virginia

Land Use
Mixed-Use Industrial
Designation:
Zoning District: MXB (Mixed-Use Business)
Existing Use: Office Use
Proposed Use: Residential Multi-unit
Site Area: 4.00 Acres
Dwelling Units:

238 apartment units

Building Height:

55 Feet
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Vicinity
Surrounding Land Use and Zoning
Location

Zoning

Planned Land Use

North

MXB Mixed-Use Business

Mixed-Use Industrial

East

MXB Mixed Use Business

Mixed-Use Industrial

South

MXE Mixed-Use
Employment

Service Industrial

West

R-60 Single Unit Detached
Dwelling Residential

Institutional and Rockville
Pike Corridor Mixed-Use
Development

Existing Use
City owned wooded
property abutting Halpine
Road
Day Care PreSchool/Office Use
Office Use, and restaurant
use
Ardennes Avenue/Church
and Apartment
Residential Uses

PROJECT DESCRIPTION
The proposed project consists of a 55 foot tall, 4-story apartment building with brick veneer,
siding and cement board materials utilized as the primary façade treatment. The building will
contain 238 apartment units and a 351 space parking garage on one parcel totaling
approximately 4-acres in size (Attachment 4-1). Additional amenities proposed on the site
would include a swimming pool, fitness center and clubroom.
The applicant proposes 24 studio units, 115 1-bedroom units and 99 2-bedroom units. Thirty
Moderately Priced Dwelling Units (MPDU’s) will be evenly distributed throughout the
development.
Access to the proposed development will be provided from both Twinbrook Parkway and
Ardennes Avenue, with the Ardennes Avenue frontage acting as the front of the building.
Pedestrian access will be provided around the perimeter of the building and will connect to the
existing public sidewalk system on both the Ardennes Avenue and Twinbrook Parkway
frontages. The site is located less than one-quarter of a mile from the Twinbrook Metro
Station.
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PROJECT ANALYSIS
Building
The proposed building will be centered on the property and maintain setbacks of between
approximately 16 and 60 feet from the property line. Although a maneuvering lane and curb
cut are proposed at the front of the site, the building will still maintain a strong presence along
the Ardennes Avenue frontage and generally align with the building front on the property to
the south. The height of the proposed building to the roof is 55 feet. The City-owned property
to the north of the development is currently treed and will provide additional screening
between Halpine Road and the single family residential neighborhood to the north. As an
additional measure to mitigate the impacts of the proposed structure, the applicant has agreed
to supplement the existing trees on the City owned property with 30 evergreen trees.
Architecturally, the building utilizes a mixture of façade materials including brick, cement board
siding and vinyl siding. The applicant does an adequate job of utilizing depth and height
variations in the design of the structure to ensure the site maintains an appealing visual
aesthetic (Attachment 6-1).
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Parking
To accommodate the parking needs of the site, the applicant has integrated a 351 space
parking garage into the overall design of the building. The parking garage and its entrance/exit
have been designed to concentrate activity and vehicular traffic on the southern end of the site
to further reduce the impacts on the residential neighborhood to the north of this property.
Ten visitor surface parking spaces have also been provided at the front of the site to meet short
term parking needs. All parking, including for bicycles, has been provided consistent with the
requirements of the Zoning Ordinance.
Master Plan
The site is located within the Twinbrook Planning Area of the Master Plan (Planning Area #8) at
the southernmost boundary abutting Montgomery County. As such, one of the primary
objectives of this plan is to maintain and protect the R-60 zoned neighborhood that is central to
the character of the area. Providing buffers and ensuring aesthetics are taken into
consideration for new development should be of importance when reviewing new
development in this planning area. Due to the location of the Twinbrook Metro Station,
limiting cut through traffic has also been identified as a concern. The plan emphasizes that cut
through traffic should be discouraged to limit impacts on the single family residential
neighborhood.
In addition, recommendations for this property are identified within the adopted 2009
Twinbrook Neighborhood Plan. Specific recommendations for the site are as follows:



Recommend the site for all multi-family residential use that will create a horizontal mix
of uses in the Twinbrook Parkway/Ardennes Avenue/Halpine Road area;
Recommend the City-owned buffer located between the site and Halpine Road be
improved by the owner of 12720 Twinbrook Parkway in accordance with the City of
Rockville specifications. The owner should work with the City to maintain the buffer in
future years;
 Confirm the MXB zone, a transitional zone created for use in areas between Metro
areas and residential areas;
 No auto-related uses should be allowed on this site.
Land Use Map
The Plan’s land use map designation for this property is Mixed-Use Industrial
(Attachment 2-1). The Twinbrook Neighborhood Plan identified this property as suitable
for the newly created Mixed-Use Business (MXB) zone in 2009, which required a
rezoning from its former Light Industrial designation.
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Master Plan Compliance
With regard to the City’s Master Plan, staff finds that the proposed project is in keeping
with the intent of the Plan and in particular, the Twinbrook Neighborhood Plan. One of
the primary issues in the plan is ensuring that cut through traffic and visual impacts are
minimized. The subject site directly abuts City owned property on Halpine Road. This
“buffer strip” of land provides screening and prohibits direct access onto Halpine from
the applicant’s property. The site has been designed to concentrate on-site traffic
towards the southern end of the property abutting the commercial land uses. Access
will continue to be maintained on Ardennes and Twinbrook Parkway, thus limiting traffic
on Halpine.
In addition, staff has worked with the developer to ensure that supplemental evergreen
plantings will be provided on the City-owned property along Halpine to further screen
the site from the R-60 zoned neighborhood to the north, consistent with the
recommendation of the Twinbrook Neighborhood Plan. Pedestrian connections have
been provided to ensure access to the metro station is adequate and aesthetics have
been considered through the use of high quality façade materials and design.
From a use perspective, the use of the property a multiple family was specifically
anticipated and planned for within the Twinbrook Neighborhood Plan. When reviewing
the subject site, the Commission should consider its setting near a metro station
between a low-density single family residential neighborhood and higher intensity
commercial/residential uses. The proposed development can be viewed as a
transitional use between the higher intensity commercial uses on Twinbrook Parkway
and the lower intensity residential uses in the neighborhood to the north. The proposal
strengthens the existing landscape buffer along Halpine Road and concentrates on-site
vehicular activity away from Halpine on the south of the property, which will provide
additional protection to the neighborhood in the future, as was intended by both the
Master Plan and the Twinbrook Neighborhood Plan.
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Infrastructure/ Adequate Public Facilities Standards (APFS)
Schools
The Mayor and Council recently adopted amendments to the school standards of the
APFO. The standard now matches the requirements of the County and increases
maximum permitted capacity levels to 120%. In addition, total enrollment for the
school type (e.g. elementary, middle, high school) is considered now, rather than for an
individual school, and the test occurs in year five, not years one and two.
The subject property is located within the Richard Montgomery cluster, and is served by
Twinbrook Elementary School, Julius West Middle School and Richard Montgomery High
School. Analysis of the students generated by the proposed development demonstrates
that the proposal meets the requirements of the Ordinance.
School Test: Percent Utilization >120% = Moratorium
Projected
Students
100% MCPS
Enrollment
August
Generated by
Program
Including
2020
Proposed
Capacity
Proposed
Enrollment Development with County Development
Council
Adopted
Amended
FY15-20 CIP
Elementary School
2,479
18
2,237
2,497
Middle School
1,351
7
1,445
1,358
High School
2,724
11
2,884
2,735
School Type
(Richard
Montgomery
Cluster)

Cluster
Percent
Utilization
in 2020

Cluster
Percent
Utilization in
2020 with
Proposed
Development

110.8%
93.5%
94.5%

111.6%
94.0%
94.8%

Transportation, Access and Parking
Access to the site will be provided from the existing access points on Ardennes and
Twinbrook Parkway. The Ardennes access point will be shifted to the north slightly to
improve safety and promote more efficient operation along the roadway. The
Twinbrook Parkway access will allow for right-out egress only. On-site two-way traffic is
permitted until one reaches a point east of the parking garage, where the maneuvering
lane converts to one-way traffic. Off-site, the intersection of Ardennes and Twinbrook
Parkway is signalized.
Due to the site’s previous use as an office facility, the change in traffic will be negligible
as a result of this development. The applicant’s traffic analysis (Attachment 7-1)
demonstrates that the apartment building will generate 21 new peak hour trips beyond
the traffic normally experienced when the site functioned as an office use.
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Parking
Residents and visitors will park in the 351-space parking garage located on the south
side of the proposed building. An additional ten surface short-term spaces are provided
at the front of the site.
Bicycle/Pedestrian Access
Six foot wide sidewalks will be provided around the perimeter of the proposed building.
Connections will be provided to the sidewalks located on Ardennes and Twinbrook
Parkway. The applicant has provided eighty long-term bicycle storage spaces and an
exterior bicycle storage racks located at the southwest corner of the building.
Transit
The site is located within walking distance of the Twinbrook Metro Station. Multiple bus
routes are available in the immediate vicinity providing service to Montgomery Mall
Transit Center, Rockville Metro Station, and Rockville Regional Transit Center.
Water and Sewer
The application has received conceptual Water and Sewer Authorization approval from
the Department of Public Works (DPW) for connection to the City’s water and sanitary
sewer systems (Attachment 8-1). The Water and Sewer Authorization letter lists project
specific conditions of approval.
Fire and Emergency Service
The APFS requires a standard response time of no more than 10 minutes from at least
two Fire and Rescue Service station for all proposed development. The subject site is
located less than a mile east of Fire Station #23, which is located at 121 Rollins Avenue.
Station 3 at 380 Hungerford Drive is within 3 miles of the subject site. Both stations are
within the 10-minute response time.
Historic Resources
The existing buildings located on the site were determined to have no historical significance
through the NRI/FSD review process.
Environment
Forest Conservation
A Natural Resources Inventory/Forest Stand Delineation (NRI/FSD) plan was approved
for the project on September 9, 2014. The NRI/FSD for the site shows the existing
buildings, parking lot and existing utilities/easements as well as almost three dozen
significant trees and numerous significant trees on the adjacent City owned parcel. Since
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approval of the NRI/FSD several hazardous trees have been removed from both the
subject property and within the forest on the City parcel.
A Preliminary Forest Conservation Plan (Pre FCP) was approved on September 28, 2015
(Attachment 11-1). The Pre FCP approval letter outlines the specific FTPO requirements,
including tree impacts and planting on the adjacent City parcel as well as permitting
requirements.
The subject property does not contain any forest and is therefore, required to provide
afforestation planting in the amount of 15% of the 4.01-acre tract which equates to 0.60
acres or 26,202 s.f. The project proposes to meet this requirement through the planting
of two new street trees within the Ardennes Avenue right-of-way and 30 shade, 34
ornamental and 18 evergreen trees within the site. A recorded tree conservation
easement and declaration of covenants is required for the long term protection of these
trees.
The minimum tree cover requirement is 15% or 0.60 acres of the tract area and must be
met on site. Both afforestation and significant replacement trees can be used to satisfy
this requirement. The project will exceed the requirement through the planting of over
120 trees.
The site contains 26 significant trees. Significant trees are defined as trees 12 inches
and greater DBH outside of forest and trees 24 inches and greater DBH located within
forest. Replacement is based on the size of the tree and ranges from one tree to six
trees. The Pre FCP shows all significant trees being removed for a replacement
requirement of 33 trees. The project will replant all replacement trees on site utilizing a
combination of shade and ornamental trees.
At the time of Final FCP submission, a Registered Consulting Arborist (RCA) hired by the
applicant will recommend specific mitigation measures for offsite City trees being
impacted by the project construction. The City Forester’s office will work with the RCA
to determine the appropriate measures to be shown on the Final FCP. If supplemental
tree planting on the City parcel is required by the Planning Commission, the final
locations and types of trees should be coordinated through the City Forester’s office.
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Stormwater Management
Under the proposal, Stormwater Management (SWM) for this project will be provided in
compliance with priority methods as established by code and as approved by the
Combined Pre-Application and Development SWM Concept approval letter (Attachment
9-1). On-site SWM is being provided by a combination of Environmental Site Design
measures (ESD) including seven (5) planter box micro-bioretention facilities, pavement
suspended micro-bioretention facilities, green roof, permeable pavers and an
alternative measure, specifically monetary contribution, in lieu of providing on-site
quantity management. The applicant has continued to work with Department of Public
Works staff in finalizing the design and operation of the proposed stormwater
management facilities.
Sediment Control
Erosion and Sediment Control for this project will be provided in compliance with the
Preliminary Erosion and Sediment Control Approval Letter (Attachment 10-1).
Moderately Priced Dwelling Units (MPDU)
The proposed development complies with the requirements of the City’s MPDU program by
providing the number of MPDU’s equal to 12.5% of the total number of units. Based on a total
of 238 units proposed, the applicant will provide 30 moderately priced dwelling units.
Zoning Ordinance Compliance
The site is zoned MXB (Mixed-Use Business). Staff has reviewed the proposed development for
compliance with the Zoning Ordinance and finds it to be consistent with those requirements.
MXB (Mixed-Use Business)
Maximum
Height

Building Setbacks

Front
Residential
Land
Abutting
Required

55 Feet

Not
Required

55 Feet

Proposed

55 Feet
o
19 Layback
Slope

63.4 Feet

N/A

Side
NonResidential
Land
Abutting
0 Feet
41.25 Feet

Public
Use
Space

Total
Open
Area

Rear
Residential NonLand
Residential
Abutting
Land
Abutting
55 Feet
0 Feet

5%

10%

N/A

11%

34%

21.3 Feet
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Parking Compliance
Vehicular Parking Required
Studio Efficiency Units
1-Bedroom
2-Bedroom
Leasing Office
Total Required
Total Parking Provided

24 Spaces
173
149
6
352
361 Spaces (351 Garage Spaces & 10 Surface Spaces)

Bicycle Parking
Short Term Long Term

6
6 spaces

81
81 spaces

MXB Design Guidelines Compliance
Staff has reviewed the proposed project for compliance with the mixed-use design guidelines of
the Zoning Ordinance and has determined the proposal meets those standards (See
Attachment 12-1).
COMMUNITY OUTREACH
Pursuant to Section 25.07.05 of the Zoning Ordinance, a Level 2 site plan requires that the
applicant reach out to the neighborhood and conduct public area meetings. The Level 2 site
plan process requires two area meetings: a pre-application area meeting held during the preapplication process; and, a post application area meeting held following submittal of the site
plan application. The project applicant has complied with both of these requirements. Their
pre-application area meeting was held on May 27, 2009 with twelve citizens attending. The
post application area meeting was held on July 29, 2009 with ten citizens attending. Due to the
length of time since the last public meeting, the applicant sent out notification of application
processing to the neighborhood on December 23, 2014, as well as the required notice for the
Planning Commission meeting.
FINDINGS
In accordance with Section 25.07.01.3.a. of the Zoning Ordinance, a site plan that does not
implement a project plan or a special exception, may be approved only if the applicable
approving authority finds that this application will not:
i) Adversely affect the health or safety of persons residing or working in the neighborhood
of the proposed development;
There is nothing that would suggest the proposed development will adversely impact
the health or safety of persons residing or working in the neighborhood. The applicant
has complied with the strict standards of all applicable ordinances and staff has not
identified any further health, safety or welfare issues associated with the proposal.
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Traffic increases are minimal and measures have been taken through additional
landscape screening to mitigate the potential visual impacts of the proposed use.
ii) Be detrimental to the public welfare or injurious to property or improvements in the
neighborhood
As stated above, the proposal complies with the strict standards of all applicable
ordinances and staff has not identified any further health, safety or welfare issues
associated with the proposed development. The applicant has proposed reasonable
means to mitigate visual impacts of the proposed building, and traffic increases are
minimal.
iii) Overburden existing and programmed public facilities as set forth in Article 20 of this
Chapter and as provided in the adopted Adequate Public Facilities Standards;
The proposal is compliant with all requirements of the Adequate Public Facilities
Ordinance (See Pages 7 and 8 of this report).
iv) Adversely affect the natural resources or environment of the City or surrounding areas;
The application proposes 34% open space on site, where only 10% is required. A
Preliminary Forest Conservation Plan (Pre FCP) was approved on September 28, 2015
(See Pages 8 and 9). Further, the applicant has agreed to provide supplemental
landscaping on the adjacent City owned property on Halpine.
v) Be in conflict with the Plan;
The proposal is consistent with the Plan in that it ensures adequate buffers remain
between the Twinbrook neighborhood to the north while providing a reasonable
transition towards the higher intensity uses to the south. Minimizing the impact of
development on the single family residential neighborhood to the north is a primary
goal of the area plan for Twinbrook. The applicant has provided additional landscaping
measures to better screen the development from the neighborhood, conducted
demonstrated that traffic increases as a result of this development will be negligible and
designed the vehicular movements on site to concentrate on the southern side of the
property away from the neighborhood. In addition, the proposal is consistent with the
recommendations for this site outlined within the Twinbrook Neighborhood Plan as far
as use and design are concerned by proposing a multi-unit building.
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vi) Constitute a violation of any provision of this chapter or other applicable law;
The proposal is compliant with the strict standards of the Zoning Ordinance and all
other applicable ordinances and laws.
vii) Be incompatible with the surrounding uses or properties;
The proposal respects the lower density residential neighborhood to the north through
appropriate landscaping and buffers, building design and driveway/ingress/egress
placement. Furthermore, the proposal provides an appropriate development density
complement to the higher density development situated around the metro station. As a
residential use it acts as a transitional property providing a logical and appropriate land
use transition between those lower intensity uses to the north and the higher density
uses to the west and south.
STAFF RECOMMENDATION
In summary, staff concludes that the proposal is compliant with all applicable codes and
regulations. We recommend approval of site plan application STP2009-00008 based on the
above findings and subject to the following conditions:
Planning
1. Submission, for approval of the Chief of Zoning, of twelve (12) copies of the site plan (on
sheets no larger than 24 inches by 36 inches).
2. Submission, for approval of the Chief of Zoning, of twelve (12) copies of the architectural
plans (on sheets no larger than 24 inches by 36 inches).
3. Submission, for the approval of the Chief of Zoning, of twelve (12) copies of a coordinated
detailed landscaping plan (on sheets no larger than 24 inches by 36 inches).
4. The applicant will provide thirty (30), 6-7 feet high American Holly trees (Ilex opaca). These
trees will be planted on the City owned parcel with the locations to be determined by the
City of Rockville Forestry Inspector and planted within 9 months of issuance of the Forestry
permit.
5. The applicant shall pay the County’s Development Impact Tax, as applicable, subject to the
credits allowed by Montgomery County. The applicant shall submit a receipt of payment to
the Inspection Services Division of the Department of Community Planning and
Development Services and the Traffic and Transportation Division of the Department of
Public Works prior to the issuance of occupancy.
6. The applicant shall comply with the City’s Publicly Accessible Art in Private Development
Ordinance. Applicant must provide a concept plan for approval prior to issuance of an
occupancy permit for the building.
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7. The applicant shall comply with Montgomery County’s Solid Waste and Recycling
requirements.
8. Permits for all signs must be obtained from the Planning Division.
9. All new transformers shall be placed underground, unless a waiver from the Planning
Commission is granted.
10. The building shall meet all applicable handicap-accessibility requirements of the State of
Maryland and the Americans with Disabilities Act of the Federal Government, as well as all
construction code requirements of the City of Rockville.
11. The applicant shall sign and return the approval letter prior to the release of any permits.
12. A minimum of 12.5% of dwelling units, or thirty units shall be designated as Moderately
Priced Dwelling Units (MPDUs). The units shall be distributed throughout the project in all
sections and levels of the project, so as not to concentrate MPDUs in any section of the
building. The units designated as MPDU shall reflect the same ratio of unit bedroom size as
the market rate units. Prior to submission of any building permits, an MPDU agreement
must be executed with the City of Rockville for the project.
Public Works
13. Comply with conditions of Water and Sewer Authorization letter dated October 5, 2015, as
may be amended.
14. Comply with conditions of Combined Pre-Application and Development SWM Concept
Approval Letter dated September 29, 2015, as may be amended.
15. Comply with conditions of Preliminary Erosion and Sediment Control Letter dated
September 29, 2015
16. Submission, for review, approval, and permit issuance by the DPW, of the following detailed
engineering plans, studies and computations, appropriate checklists, plan review and
permit applications and associated fees. The following plans should be submitted on
24”x36” sheets at a minimum scale of 1”=30’ unless otherwise approved by DPW. The
Public Works Plan must be submitted on City base sheet, all others may utilize non-City base
sheet:
a. Stormwater Management (SWM) for on-site stormwater management;
b. Sediment Control Plans (SCP) for all disturbed areas;
c. Public Improvement (PWK) including all work proposed within the public rights-of-way
of Ardennes Avenue, Halpine Road and any existing or required storm drain, water
and/or sewer easements. Submission must include Maintenance of Traffic, Striping and
Signing, and Street Tree and Lighting Plan.
17. Submit a phasing plan for the construction period. The plan shall include, but not limited to,
the construction access, pedestrian access, truck routing, staging and construction parking.
A pedestrian access plan for the construction period shall include, but not be limited to, the
methods of maintaining pedestrian safety and access on the existing sidewalks, temporary
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closing of sidewalks for work in the streetscape zone, and pedestrian detours, as well as
efforts to minimize closure of sidewalks. The plan shall address how parking needs related
to the construction activity will be accommodated. This plan shall be approved prior to
issuance of the DPW permit.
18. Submission, for review and approval by the City Attorney's office prior to DPW permit
issuance, all necessary deeds, easements, dedications, and declarations. Drafts of the
required documents, with the exception of SWM easements and agreements which can be
included at second submission, must be included with the initial submission of the PWK
package and must be recorded prior to issuance of DPW permits, unless otherwise allowed
by DPW.
19. Post sureties for all permits based on the approved construction estimate in a format
acceptable to the City Attorney. Approval is coordinated through DPW staff.
Traffic and Transportation
20. All internal traffic control devices (i.e. signs, marking and devices placed on, over or
adjacent to a roadway or walkway) to regulate, warn or guide pedestrians and/or vehicular
traffic shall comply with the latest edition of the Manual on Uniform Traffic Control Devices
(MUTCD). The signing and pavement marking plans shall be submitted to DPW and
approved by the Chief, Traffic and Transportation Division. (The approved plan shall be
included in the signature set.)
Forestry
21. In accordance with the requirements of the Forest and Tree Preservation Ordinance, the
applicant shall obtain a Forestry Permit (FTP) prior to release of the Building and Sediment
Control permits. Conditions for issuance of the Forestry permit are:
a. Obtain approval of a Final Forest Conservation Plan (FCP) which is consistent with the
Preliminary FCP approved on September 28, 2015.
b. The applicant must execute and record among the Land Records a Forest and Tree
Conservation Easement and Declaration of Covenants in a form suitable to the City. The
applicant must also provide the easement data in an electronic format suitable to the
City.
c. The applicant must execute a five-year Warranty and Maintenance Agreement in a form
suitable to the City.
d. The applicant must post a bond or letter of credit in an amount and form suitable to the
City.
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Attachment #12
Article 13 Mixed-Use Zones
25.13.06 Additional Design Guidelines
a.

Purpose: It is the purpose of this section to establish guidelines that will promote the
highest quality of development in the Mixed Use Zones. New development or
redevelopment should be consistent with the intent and purpose of the following
guidelines.

b.

Aesthetic and Visual Characteristics for All Zones

1. Facades and Exterior Walls Including Sides and Backs – Buildings should be designed in a
way that avoids massive scale and uniform and impersonal appearance and that will
provide visual interest consistent with the community's identity, character, and scale. It is
recommended that building walls greater than 100 feet long include projections, recessions,
or other treatments sufficient to reduce the unbroken massing of the façade along all sides
of the building facing public streets.
Response: The proposed project does have building walls that are greater than 100 feet,
but they include small variations in the massing. The building maintains façade
depth variations along each side, as wells as breaks in the façade through the
use of balconies, windows and various façade materials that breaks the façade
up into smaller sections.
(a) Along any public street frontage building, design should include windows, arcades,
awnings or other acceptable features along at least 60 percent of the building length.
Arcades and other weather protection features must be of sufficient depth and height to
provide a light-filled and open space along the building frontage. Architectural
treatment, similar to that provided to the front facade must be provided to the sides and
rear of the building to mitigate any negative view from any location off-site and any
public area (e.g. parking lots, walkways, etc.) on site.
Response: The building’s west elevation provides windows and balconies evenly
distributed across 100% of the façade length. Architectural treatment on the
front facade is continued around all four sides of the building.
(b) Buildings should include architectural features that contribute to visual interest at the
pedestrian scale and reduce the massive aesthetic effect by breaking up the building wall
along those sides fronting on public streets with color, texture change, wall offsets,
reveals, or projecting ribs.
Response: The proposed project complies with this guideline. The proposed façade
utilizes various façade materials with different textures and appearances. Small
variations in the depth of the building are provided around all four sides
through offsets in the footprint. This provides a visual relief at the pedestrian
scale.
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2. Roofs – Roof design should provide variations in rooflines where appropriate and add interest
to, and reduce the massive scale of, large buildings. Roof features should complement the
architectural and visual character of adjoining neighborhoods. Roofs should include two (2)
or more roof planes. Parapet walls should be architecturally treated to avoid a plain,
monotonous look. For energy saving purposes, roof design should also include a light color
surface or be planted with vegetation.
Response: The roof design provides variations in the height around each side of the building.
3. Materials and Color
(a) General Provisions - Buildings should have exterior building materials and colors that
are compatible with materials and colors that are used in adjoining neighborhoods.
Certain types of colors should be avoided such as fluorescent or metallic, although
brighter colors may be considered at the discretion of the Planning Commission.
Response: The building will use a mixture of masonry, concrete (parking structure portion),
cement board panel, and siding. The proposed project complies with the
materials and colors guideline. The materials and colors of the building are
consistent with those used throughout Rockville and does not included any
fluorescent or metallic colors.
(b) Materials Not Desired - Construction materials such as tilt-up concrete, smooth-faced
concrete block, prefabricated steel panels, and other similar materials should be
avoided unless the exterior surface is covered.
Response: The proposed project complies with the material restrictions.
4. Items Allowed Not Facing a Public Street - The following items are only allowed either on
sides not facing a public street or in the rear yard:
(a) Window and wall air conditioners;
(b) Electric utility meters;
(c) Air conditioning compressors; and
(d) Irrigation and pool pumps;
This provision does not apply to single-unit detached, semi-detached, attached or
townhouse dwellings that may be located in a Mixed-Use Zone.
Response: The proposed project complies with the guideline and the Project does not
include any of the aforementioned items facing a public street.
5. Entryways – Building design must include design elements which clearly indicate to
customers where the entrances are located and which add aesthetically pleasing character
to buildings by providing highly visible customer entrances.
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Response: The proposed project complies by providing large architectural canopies over
the main entryways. The primary pedestrian entrance is located along the
Ardennes frontage and provides a large glass entranceway that visually
separates it from the remainder of the building.
6. Screening of Mechanical Equipment – Mechanical equipment must be screened to mitigate
noise and views in all directions. If roof-mounted, the screen must be designed to conform
architecturally to the design of the building either with varying roof planes or with parapet
walls. A wood fence or similar treatment is not acceptable.
Response: The proposed project complies with screening standards for mechanical
equipment. Equipment located on the roof will be fully concealed by the
parapet wall.
c. Site Design and Relationship to Surrounding Community
1. Vehicular Access – In the MXTD, MXCD, and MXE zones, each site must provide safety and
protection to adjacent residential uses by having motor vehicle access only from an arterial,
major, or business district road as designated in the Plan.
Response: The proposed project is located in the MXB zone and therefore not subject to this
provision.
2.

Buffers – Each site must provide visual and noise buffers to nearby residential uses. This
can be accomplished by providing a substantial building setback from a residential use or
residentially zoned property that is adjacent to the site. A landscape buffer of substantial
width should be provided adjacent to any property line where it adjoins residential uses or
zones. The landscape buffer should include a variety of tree types at regular intervals with
groupings of trees to provide noise, light, and visual screening. No other uses, such as, but
not limited to, parking or storage, are permitted within the buffer area.
Response: The building is buffered from the existing residential neighborhood to the north
by the City-owned property north of this site. This property is currently treed
and the applicant has agreed to provide additional landscaping to further screen
the project from view.
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3.

Outdoor Sales and Storage
(a) General Standards - Areas for outdoor sales of products may be permitted if they
are extensions of the sales floor into which patrons are allowed free access. Such
areas must be incorporated into the overall design of the building and landscaping
and must be permanently defined and screened with walls and/or fences. Materials,
colors, and design of screening walls and/or fences shall conform to those used as
predominant materials and colors on the building. If such areas are to be covered,
then the covering shall be similar in materials and colors to those that are
predominantly used on the building facade. Outdoor sales areas shall be considered
as part of the gross floor area of the retail establishment, except for motor vehicle and
trailer sales.
Response: No outdoor storage or sales is proposed as part of this application.
(b) Prohibition of Certain Sales and Storage - Outdoor storage of products in an area
where customers are not permitted is prohibited. This prohibition includes outdoor
storage sheds and containers. Outdoor storage of motor vehicles in connection with a
motor vehicle sales business is allowed.
Response: The proposed project complies with this guideline in that the project does not
have any outdoor sales or storage.

4. Trash Recycling, Waste Oil/Grease Collection Area
(a) Location - Trash, recycling, and waste oil/grease collection areas must be located at
least 50 feet from any residential use, residentially zoned property, or street that is
adjacent to the site, unless such operations are located entirely within an enclosed
building or underground. All such areas must be properly covered or secured.
Response: Trash and recycling will be provided within the interior of the buildings.
(b) Screening - All trash recycling, and waste oil/grease collection areas that are not within
an enclosed building or underground must be properly secured and covered and screened
or recessed so that they are not visible from public streets, public sidewalks, internal
pedestrian walkways, or adjacent residential properties. Screening and landscaping of
these areas must conform to the predominant materials used on the site.
Response: Trash and recycling will be provided within the interior of the building.
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5. Parking Lots and Structures
(a) Parking Area Standards - Parking areas must provide safe, convenient, and efficient
access. They should be distributed around large buildings in order to shorten the distance
to other buildings and public sidewalks, and to reduce the overall scale of the paved
surface. Landscaping should be used to define parking areas, primary vehicular drives,
and pedestrian areas in an aesthetically and environmentally pleasing manner.
Response: The proposed project complies with parking area standards. Access to the
project's parking garage is provided for on the south side of the property, away
from the neighborhood to the north.
(b) Parking Structure Appearance - Parking structure facades should achieve the same high
quality design and appearance as the buildings they serve. The parking structures
utilitarian appearance should be minimized by utilizing effective design treatments
such as colonnades, planted (“green”) walls, arcades, awnings, street furniture and
other public amenities. Compatible materials, coordinated landscaping and screening,
appropriate building color, sensitive lighting, and signage should all be considered for
garage facades.
Response: The proposed project complies with the parking structure appearance
standards, as parking is integrated into the overall building design. The
parking structure shares architectural components which are also
incorporated into the residential facade of the building. The parking garage
portion of the facade will be seen minimally from Twinbrook Parkway due to
obscured visibility from the buildings south of this site.
6. Pedestrian and Bicycle Flows – Each site must provide for pedestrian accessibility, safety,
and convenience to reduce traffic impacts and enable the development of the project.
Continuous internal pedestrian walkways, no less than six feet (6’) in width should be
provided from the public sidewalk or right-of-way to the principal customer entrance of
all principal buildings on the site. Sidewalks should also connect retail uses to transit stops
on or off-site and to nearby residential neighborhoods. Sidewalks should be provided
along the full length of any building where it adjoins a parking lot. On-site bicycle travel
must be provided in accordance with Section 25.16.06.
Response: The proposed project complies with sidewalk standards. A six feet or greater
width provides pedestrians the ability to connect to adjacent properties and
all main entrances of the building. The applicant will provide a sidewalk
connection to the City system, allowing residents to access the nearby
Twinbrook Metro Station. Long-term and short term bicycle parking has been
provided consistent with the requirements of the ordinance.
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7. Central Features and Community Spaces – Development should provide attractive and inviting
pedestrian scale features, spaces, and amenities. Entrances and parking lot locations shall be
functional and inviting with walkways conveniently tied to logical destinations. Bus stops
should be considered integral parts of the configuration whether they are located on-site or
along the street. Customer drop-off/pick-up points that may be provided should also be
integrated into the design and should not conflict with traffic lanes or pedestrian paths.
Special design features such as towers, arcades, porticos, light fixtures, planter walls, seating
areas, and other architectural features that define circulation paths and outdoor spaces
should anchor pedestrian ways. Examples are outdoor plazas, patios, courtyards, and
window shopping areas. Each development should have at least two (2) of these areas.
Response: Two courtyards are proposed for residents of the building. The westernmost open
space area provides a swimming pool, while the eastern open space area provides
a landscaped area with seating.
8. Delivery and Loading Spaces, Hours of Operation
(a) Design - Delivery and loading operations must be designed in accordance with the
provisions of Article 16 and located so as to mitigate visual and noise impacts to
adjoining residential neighborhoods. If there is a residential use or residentially zoned
property adjacent to the site, such operations must not be permitted between 10 p.m.
and 7 a.m. For good cause shown, the Planning Commission may permit deliveries at
additional times provided the applicant submits evidence that sound barriers between
all areas for such operations effectively reduce emissions to a level of 55 dB or less, as
measured at the lot line of any adjoining property. Delivery and loading areas should
be substantially set back from a residential use or residentially zoned property that is
adjacent to the site. A landscape buffer of substantial width should be provided
adjacent to the delivery and loading area where it adjoins residential uses or zones.
The landscape buffer should include evergreen shrubs and/or trees plus deciduous
canopy trees at regular intervals, as appropriate, to provide light, and visual screening.
If the delivery and loading spaces are located within an enclosed building or
underground, no such setback and buffer area shall be required.
Response: The proposed project complies with loading guidelines.
(b) Parking of Delivery Trucks - Delivery trucks must not be parked in close proximity to or
within a designated delivery or loading area during nondelivery hours with motor
and/or refrigerators/generators running, unless the area where the trucks are parked
is set back at least 50 feet from residential property to mitigate the truck noise.
Response: The proposed project complies with loading guidelines. A loading zone
is proposed on the south side of the building adjacent to the parking
garage.
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(c) Screening - The delivery and loading areas should be screened or enclosed so that they
are not visible from public streets, public sidewalks, internal pedestrian walkways, or
adjacent properties. The screen must be of masonry or other suitable opaque material
and at least ten feet (10’) high, measured from the loading dock floor elevation, to
screen the noise and activity at the loading dock.
Response: The proposed project complies with loading guidelines. As a residential
structure, a loading zone has been provided on the south side of the
building, adjacent to the parking garage. This loading zone is not visible
from the public street.
9. Ancillary Uses – The applicant must demonstrate that any ancillary uses will not have
negative impacts on adjacent residential uses, residentially zoned properties, or adjacent
properties. Any ancillary use should be oriented to face away from any residential use or
residentially zoned property that is adjacent to the site.
Response: The leasing office is oriented towards the Ardennes Road frontage.
10. Noise Abatement – A noise mitigation plan must be provided that indicates how the noise
initiated by the land use will be mitigated to comply with noise regulations applicable in the
City of Rockville. This includes compliance with the noise regulations set forth in Chapter 31B
of the Montgomery County Code.
Response: The proposed project will produce little noise and complies with noise
abatement guidelines.
11. Outdoor Lighting – Outdoor lighting shall be in conformance with the Landscaping,
Screening and Lighting manual.
Response: The proposed project complies with the requirements of the manual and street
lights will be finalized at detailed engineering.
12. Landscaping – Landscaping shall be in conformance with the Landscaping Screening and
Lighting manual.
Response: The proposed project complies with the manual. Additional landscaping has
been proposed along Halpine to better screen the neighborhood to the north.
Regulations specific to the MXB Zone
Mixed-Use Business Zone (MXB). Except as may be otherwise determined by the plan, this zone
is intended for areas that are either currently developed or recommended for development
primarily for community business and retail services.
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1. Building location. Buildings in the MXB zone should be located at or close to the front
property line or the build-to line where required by the master plan.
Response: The building is setback approximately 63 feet from Ardennes, which generally
aligns with the location of the building to the south.
2. Uses by floor. The ground floor must contain commercial or service uses. The upper floors
may be additional commercial, residential, or a combination of uses. If the building
contains only residential units, the ground floor may consist of residential units, but should
be designed to facilitate conversion to retail or other commercial uses. This provision does
not apply where the applicable master plan recommends residential uses only.
Response: The Twinbrook Neighborhood Plan recommends residential use only for this
property.
3. Facade. Along the front lot line, the building facade is normally a minimum of 15 feet high.
Variations of up to five (5) feet are encouraged to achieve some variety in the facade
appearance. Building facades taller than thirty-five (35) feet should include an expression
line at the first floor level, and a defined cornice line at the top of the facade wall.
Response: Expression lines are utilized at the first floor level and a defined cornice line is
provided.
4. Fenestration. Fenestration is to be by framed individual windows. Continuous strip windows
are discouraged unless they are used to maintain compatibility with existing contiguous
projects.
Response: Framed windows maintain a prominent presence in the design of the building.
5. Sidewalks. Where sidewalks must be built new or rebuilt as part of redevelopment, they
should comply with the provisions of section 25.17.05.
Response: Sidewalks have been provided in compliance with the Ordinance.
6. Parking. On-site parking must comply with the standards and requirements of article 16.
Most parking should be located to the side or in the rear of the buildings. Structured
parking, either above or below grade, is preferred. Any parking structure facades visible
from the street or a transitway must be treated in a similar manner as the primary building
facades, and the ground level facing the street must be occupied by commercial or personal
service uses. All parking must be screened to prevent vehicle headlights from shining into
adjoining residential properties.
Response: The proposed parking meets the requirements of the Ordinance. The parking
garage is situated on the south side of the site, away from the neighborhood, and is
integrated into the design of the building.
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7. Adjacent to residential. Where the MXB zone confronts or is immediately adjacent to any
property used or recommended in the plan for single unit residential development, the
architectural design of buildings adjoining, adjacent, or confronting such single unit
residential uses should reflect compatible design and character with the existing residential
buildings in the immediate vicinity.
Response: The building is not immediately adjacent to an area planned for single unit
residential development. However, due to the proximity of single unit development on the
north side of Halpine, measures have been taken through design and landscaping to
minimize the impact on the neighborhood.
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MEMORANDUM
October 7, 2015
TO:

Planning Commission

FROM:

Andy Gunning, Assistant Director, CPDS
Jim Wasilak, AICP, Chief of Zoning
Bobby Ray, AICP, Planning Supervisor

SUBJECT:
Residential Development Activity since Modifications to the APFS
_____________________________________________________________________________
On September 30, 2015, the Planning Commission requested additional information on proposed
residential developments that may now proceed to construction in light of the modifications to the
Adequate Public Facilities Standards (APFS) enacted by the Mayor and Council on June 1, 2015.
Those changes, intended to align the City’s schools test with that of Montgomery County, include
changing the test year from years 1 and 2 to year 5; evaluating capacity cluster-wide at all levels
rather than by each individual school; and raising the capacity limit from 110% to 120%.
The attached tables and map show the residential projects that have been affected by the change.
The first table shows the projects that had been filed prior to the APFS change. Two of those
projects, Duball and Quality Suites, had received conditional approval prior to the change. The
applicants may request confirmation that the condition has been satisfied and that school capacity is
now available. The applicant for the Quality Suites conversion to residential has already submitted
and received this determination. The table also includes the Avalon Bay project, which has been
pending since 2009, and had not requested conditional approval during that time. The application
has been reactivated and has now come forward for review and action by Planning Commission.
The second table includes two applications that have been submitted since the APFS change. The
residential proposal in Tower Oaks has been submitted for conversion from approved office area to
a mix of residential unit types. This requires approval of the Mayor and Council, as it is an
amendment to the approved Planned Development (PD). The application could have been
submitted earlier, but it would have required conditional approval. The proposal for conversion of
two approved by unbuilt office buildings to townhouses on the former COPT property at the
northwest corner of West Gude Drive and MD 355 has recently submitted a Preapplication (PAM)
for 101 townhouses.
All of the above proposals are within the Richard Montgomery cluster. The RM cluster was in
moratorium because of the elementary school capacity under the prior test, but most of the cluster
would have been removed from moratorium because of the new elementary school.

Planning Commission Memo
October 7, 2015

Page 2

The residential proposal for the CarMax property on Frederick Road is not included because it
would have been permitted to proceed under the provisions related to properties subject to
annexation in the prior APFS.
Exhibits:
1. Chart Showing Residential Applications Filed Prior to and After the AFPS Modifications
2. Map of Residential Applications shown on Chart
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Recent Residential Project Application Locations with
Rockville's High School and Elementary School boundaries
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Residential Applications Filed Prior to APFS Changes
(Richard Montgomery Cluster)
Student Generation

Type

Project

Case Number

Address / Location

Date Accepted

Number of
Units

ES

MS

HS

Total

MF-HR

Avalon Bay

STP2009-00008

12720 Twinbrook Pk

6/30/2009

238

18

7

11

36

Site Plan in Review (Reactivated in December 2014 )

MF-LR

Quality Suites

STP2013-00138

1380 Piccard Drive

9/21/2012

203

15

6

10

31

Site Plan Approved (Previously Conditional)

MF-HR

Duball

PJT2014-00009

10/9/2013

178

7

3

4

14

Conditionally Approved

619

40

16

25

81

198 East Montgomery Ave

Status

Residential Applications Received Since APFS Changes
(Richard Montgomery Cluster)
Student Generation

Type

Project

Case Number

Address / Location

Date Accepted

Number of
Units

ES

MS

HS

Total

SF

Tower Oaks EYA Proposal

PJT2016-00006

Preserve Parkway

9/4/2015

30

10

4

5

19

Project Plan in Review

TH

Tower Oaks EYA Proposal

PJT2016-00006

Preserve Parkway

9/4/2015

194

32

14

19

65

Project Plan in Review

MF-HR

Tower Oaks EYA Proposal

PJT2016-00006

Preserve Parkway

9/4/2015

112

5

2

3

10

Project Plan in Review

TH

COPT Site

PAM2016-00091

10/7/2015

103

17

7

10

34

Pre-application in Process

439

64

27

37

128

NW Corner of Gude / 355

APFS School Standards Changed with approval of Resolution 06-15 on June 1, 2015

Based on 12/16/13 Student Generation Rates

Status

