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Cynthia Walters, Deputy City Attorney

1.

Review and Action
A.

2.

Discussion and Approval of Staff Draft
1.

3.

Level 2 Site Plan STP2019-00368, Gude Plaza - for Construction of a
95,280 Square Foot Self-Storage Warehouse, Conversion of a Bank with
Drive-Through to a Restaurant with Drive-Through and Additional Site
Changes at 1300 E. Gude Drive; BP Associates LP and Promark
Development, Applicants

Park Road and North/South Stonestreet Avenue Comprehensive
Master Plan Amendment

Commission Items
A. Staff Liaison Report
B. Old Business

Planning Commission

C. New Business

D. FYI/Correspondence

4.

Adjourn

October 23, 2019

Planning Commission

October 23, 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
October 23, 2019
Cas Chasten

SUBJECT:

Level 2 Site Plan STP2019-00368, Gude Plaza - for
Construction of a 95,280 Square Foot Self-Storage
Warehouse, Conversion of a Bank with Drive-Through to a
Restaurant with Drive-Through and Additional Site Changes;
BP Associates LP and Promark Development, Applicants

RECOMMENDATION

Staff recommends approval of Level 2 Site Plan STP201900368, based on the recommended findings and subject to the
conditions of approval listed in this staff report.

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

Level 2 Site Plan STP2019-00368

Location:

East Gude Plaza, 1300 East Gude Drive

Staff:

Cas Chasten, Principal Planner
Planning and Development Services (Development Review)
240-314-8223
cchasten@rockvillemd.gov

Applicant:

BP Associates L.P. and Promark Development
1390 Piccard Drive, Rockville, Maryland 20850

Filing Date:

October 30, 2013

Executive Summary
The subject 5.93-acre site (known herein as Gude Plaza) is currently improved with an array of
site uses, e.g., commercial, general retail, restaurant, consumer services, office, light industrial,
warehousing, indoor recreational, and entertainment uses. When the property was initially
developed, a substantial part of the property (approximately 3.12 acres) was located within
Montgomery County. The portion of the property which was then located outside of the city
limits was officially annexed into the city on October 17, 2011 per Resolution No. 33-11.
The applicant, who is the property owner, has submitted Level 2 Site Plan Application STP201900368, proposing to eliminate approximately 32,400 square feet of retail floor space now
located in the commercial strip center buildings that face East Gude Drive. The front exterior
facades of the remaining two (2) buildings will be fully renovated, and several of the existing
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tenant spaces will be altered and/or resized, rather than eliminated. The westernmost building,
the larger of the two (2) buildings, will be expanded to accommodate a new self-storage
warehouse. Once constructed, the self-storage warehouse will have five (5) levels and make up
the full rear half section of the building. Due to the variation in the site’s surface grades and
the placement of the self-storage facility, behind the existing retail stores, it is expected that
only three (3) levels of the self-storage building will be visible from the site’s East Gude Drive
street frontage.
The plan also calls for the free-standing former bank with drive-through to be completely
renovated and retrofitted to accommodate operation of a fast food restaurant (i.e., Dunkin’
Donuts) with drive-through. In addition to the noted new business uses that are being
proposed, a substantial amount of the site’s vehicular surface parking will be restriped to
accommodate the center’s many tenants, customers, and site delivery vehicles. In order to
improve vehicular access to the site, a second vehicular entrance will be installed on East Gude
Drive to allow right-in/right-out turning movements only. At present, the site has single
vehicular site entrances on East Gude and Southlawn Lane.
The property is zoned MXE (Mixed Use Employment) and located within Planning Area 16
(Southlawn/Redgate) as identified in the city’s Comprehensive Master Plan. The site is bounded
to the west by an automobile filling station, to the north by heavy industrial uses located in
Montgomery County, to the east by light and service industrial uses, and to the south (across
East Gude Drive) by light and service industrial uses. Prior to the remainder of the property
being annexed into the city, approximately 3.12 acres of the site were zoned I-2 (Heavy
Industrial) within Montgomery County and the remaining 2.7 acres were zoned I-L (Light
Industrial) within the City of Rockville. The Mayor and Council, in its approval of the property
owners’ petition for annexation, determined that rezoning the overall site to the MXE Zone was
compatible with the mix of existing site uses.

Project Description
The existing 5.9-acre site is currently improved with a total of four (4) freestanding buildings.
However, it is important to note that one (1) of the four (4) buildings (i.e., the strip-center retail
building fronting East Gude Drive) is in fact two separate buildings which are physically
connected via a roof element located near the center of the structure.
The roof connecting the two buildings is located above a vehicular drive aisle, which is currently
closed off but will be reopened to allow vehicular access from the front to the rear of the site.
Under this application, the applicant plans to structurally remove the roof which now connects
the buildings. Once the buildings are physically separated, the applicant plans to renovate and
re-clad the front façades of the buildings.
In addition to the noted building improvements, the applicant also proposes the following site
and building improvements: a) restore and retrofit the now vacant bank building and its drivethrough for use as a fast food restaurant (i.e., Dunkin’ Donuts); b) eliminate approximately
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32,400 square feet of existing retail space now located in the strip center buildings fronting East
Gude Drive; and c) construct a new five (5) level self-storage warehouse building comprising
95,280 square feet. The new self-storage warehouse will be constructed as a building addition
above the rear section of the two-story strip-center building, which is the building that will be
located next to the proposed restaurant with drive-through.
A total of 301 on-site surface parking spaces are proposed to be provided to accommodate the
existing and proposed site uses. A substantial number of the existing site surface parking
facilities that are now located within the southern and western areas of the site will be
restriped. The parking spaces are being restriped to ensure the spaces comply with applicable
design standards of Sec. 25.16.06. of the Zoning Ordinance.
Vehicular access to the site will be enhanced via the installation of a second entrance on East
Gude Drive. The new entrance is designed to allow right-in/right-out vehicular turning
movements. The new site entrance has been located so that it aligns with the one-way drive
aisle located between the two strip center buildings fronting East Gude Drive. As proposed, the
new vehicular entrance will be located approximately 450 feet from the intersection of East
Gude Drive and Southlawn Lane, and approximately 200 feet west of the existing site entrance
on East Gude Drive.
Operations – Self Storage Facility
The main entrance into the proposed self-storage warehouse, where guests and/or rental
patrons can access the facility’s business office, will be on the ground level, located in the
northwest front corner of the building (See Attachments 7 and 12). As proposed, the facility’s
business office will be approximately 1,550 square feet in size. There is a total of 900 rental
storage units proposed, and most of these units will be accessible to patrons via internal
corridors within the building. Located along the north side of the self-storage warehouse,
where the facility’s 25-foot wide loading bay will be located, there will be up to 10 ground floor
storage units that will have direct access to the outside via roll up doors. The self-storage units
will range in size from 5’ x 5’ (25 square feet) to 15’ x 30’ (450 square feet).
The facility will have controlled access and allow patrons entry and exit 24 hours a day. The
business office will be open from 8:00 am to 6:00 pm, when the facility’s manager will be on
site and available to assist guests and/or patrons who require assistance or need to transact
business. The storage facility will be staffed by two (2) employees, one of which will be the
facility’s manager.
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Proposed Site Plan – STP2019-00368
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Self-Storage Facility – Building Elevations

Building – Self Storage Facility
The rear section of the larger of the two-story retail strip buildings fronting East Gude Drive will
be expanded by adding additional floors to create the proposed new self-storage warehouse.
There will be three (3) new stories constructed on top of the rear half of the existing two-story
building, thus creating a five story self-storage warehouse with a maximum height of 50 feet.
However, as a result of the surface grades being higher along the front of the building than
those located on the rear and west side of the building, the first level of the facility will be
partially below grade (See Attachments 10 and 11).
It is also important to note that, due to the differential in the surface grades in and around the
building and because self-storage warehouse will be constructed on top of the rear section of
the existing two-story strip center building, only the upper three (3) levels of the five (5) story
storage facility will be visible from the site’s frontage along East Gude Drive.
In accordance with Sec. 25.13.06 of the Ordinance, the new storage facility building is to be
designed to be in keeping with the character of the site area and neighboring surrounding land
uses. As per the plans submitted, the self-storage facility will be of contemporary design and
will comply with applicable life safety and building code regulations.
As proposed, the three (3) story building addition will be of masonry, glass, and steel
construction, and fully sprinklered in compliance with applicable fire and life safety codes.
Metal roofing panels, fiber cement board architectural panels, and exterior insulation finishing
system (EIFS), will all be utilized in the construction of the new self-storage warehouse addition
and the exterior façade renovations of the two strip center retail buildings.
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Site Description
The subject property is 5.93 acres in size and currently improved with 85,333 square feet of
development. The property is somewhat triangular and is improved with a mixture of
commercial, service industrial, and light industrial building structures.
There is a total of five (5) buildings located on this site, all of masonry, glass, and metal
construction. The building located in the northwest corner of the site and the eastern most
retail building fronting East Gude Drive, are single story buildings. The three (3) remaining site
buildings are two stories in height. A “tenant use exhibit plan” has been provided with this
application which identifies the site’s buildings, denotes the tenant uses, and the square
footage of the tenant spaces occupied, and the assigned address of each use (See Attachment
5). As shown, the site is generally comprised of a variety of light/service industrial, warehouse,
retail, commercial, office, restaurant, and carryout uses.
Per the site plan as submitted, there is a total of 301 on-site vehicular parking spaces provided.
Vehicular ingress and egress are currently provided via single site entrances on East Gude Drive
and Southlawn Lane respectively. As shown on the plans provided, the property is extensively
developed with impervious building materials (i.e., building, paved parking facilities, driveways
and drive aisles, and pedestrian walkways) which are located primarily adjacent to or fronting
site buildings.
The site’s surface parking areas contain modest amounts of landscaped greenspace. These
vegetative areas are located primarily in a small number of parking lot planting islands, found in
the rear areas of the site. The site’s open and green space areas are located primarily along and
around the site’s perimeter and contain several mature trees and other supplemental plantings,
varying in species and size. The site’s surface grades range from flat to gentle sloping, which is
most evident along the site’s East Gude Drive frontage and towards the rear areas of the
property.
The property is located, in the northeast quadrant of the Southlawn Lane and East Gude Drive
intersection. The property has approximately 850 feet of frontage on East Gude Drive and 210
feet of frontage on Southlawn Lane.
Location: 1300 East Gude Drive
Applicant: BP Associates, LP – Promark Partners, c/o Rob Eisinger
Land Use
Service Industrial
Designation:
Zoning District: MXE (Mixed Use Employment)
Existing Use: Commercial, Retail, Office, Indoor Recreation, Light/Service Industrial
Parcel Area: 258,509 square feet (5.9 acres)
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Subdivision: Lot 12, Block B – Burgundy Park
Building Floor
149,151 gross square feet
Area:
Building Height: 50 Feet Proposed
Parking: 301 Vehicular Spaces
Vicinity
Surrounding Land Use and Zoning
Location

Zoning

Planned Land Use

Existing Use

North

IH (Heavy Industrial)
Mont. Co. Zone

Heavy Industrial

Concrete-Asphalt
Plant, Commercial
Moving Company

East

IM (Moderate
Industrial)
Mont. Co.
I-L (Light Industrial)
City of Rockville

Moderate Industrial
(Mont. Co.)
Service Industrial
(City of Rockville)

Service Industrial
Office Park,
Veterinarian/Animal
Hospital/Facilities

South

I-L (Light Industrial)

Service Industrial

Retail, Auto Service
Repair, Warehousing,
Multifamily Dwellings

West

IH (Heavy Industrial)
Mont. Co. Zone
I-L (Light Industrial)
City of Rockville

Heavy Industrial
(Mont. Co.)
Service Industrial
(City of Rockville)

Automobile Filling
Station, Paper
Recycling Plant

Previous Related Actions
October 24, 2011: Annexation Petition ANX2011-00140 – the area of annexation is
approximately 3.12 acres, a portion of Lot 12, Block B of the Burgundy Park subdivision.
Approved by the Mayor and Council via adoption of Ordinance No. 20-11.

Project Analysis
Master Plan
The subject site is in Planning Area 16 (Southlawn/Redgate), which is the northeastern area of
the city where service industrial uses are concentrated. “Services permitted in the
service/industrial zone include medical and dental laboratories, wholesale businesses,
automotive repair and servicing, personal and business services, assembly and processing, and
warehousing and storage.”

Land Use Map
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The subject property is designated for Service Industrial land use.
Comprehensive Master Plan Compliance
The land use designation of the subject site is for Service Industrial land use. As noted,
the existing Gude Plaza site is currently improved with an array of non-residential uses,
e.g., service industrial, retail, office, warehouse, restaurant, consumer services, and
eating establishments.
The property is in the north-central section of Planning Area 16 Southlawn/Redgate.
The site is bounded to the north and east by heavy and moderate industrial uses located
in Montgomery County, and to the south and west, are city properties zoned I-L (light
Industrial).
Per the Plan, service industrial facilities are concentrated in the north-central part of the
city. “Services permitted in the service/industrial zones include medical and dental
laboratories, wholesale businesses, automotive repair and servicing, personal and
business services, assembly and preprocessing, and warehousing and storage.”
The proposed self-storage facility and restaurant with drive-through are regulated as
conditional uses within the MXE (Mixed Use Employment) Zone, and are commercial
service uses that support both residential and non-residential uses located in the site
area, e.g., multifamily, office, and commercial uses. The location of the site makes it
accessible to an array of residential and non-residential customers within the subject
site area. Thus, the self-storage warehouse and fast food restaurant with drive thru
facilities are not in conflict with the Plan’s land use designation of the subject property.
Infrastructure/ Adequate Public Facilities Standards (APFS)
In accordance with Sec. 25.20.01 of the Ordinance, the Mayor and Council has adopted
Adequate Public Facilities Standards by resolution, establishing the method used by the City to
ensure that the necessary public facilities will be available to serve new development or
redevelopment. The following is an assessment of public facilities as they pertain to the
applicant’s development proposal.
Roads and Transportation
In accordance with the City’s Comprehensive Transportation Review (CTR) process, the
application includes an on-site transportation report, which was reviewed by the Traffic
and Transportation Division. The submitted report provided the needed traffic analysis
based on the type of development being proposed and the projected vehicular trips
expected to be generated by the existing and the proposed uses.
The existing site consists of 85,333 square feet of a mix of uses, including restaurants,
retail, banks, convenience stores, hair salon, service industrial, warehouse, and office
space. The submitted plan proposes to eliminate approximately 32,400 square feet of
retail uses and replaces it with a 95,280 square foot storage facility with no more than
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900 storage units. The proposed changes are projected to reduce the vested AM, PM
and Saturday peak hour vehicle trips by 152, 310, and 454 vehicle trips, respectively. As
a result, the entire development (existing plus the proposed changes), is expected to
generate 252, 184, and 380 vehicle trips during the AM, PM, and Saturday peak hours,
respectively. Since the proposed uses are projected to generate fewer vehicle trips than
that of the vested development during the AM, PM, and Saturday peak hour, the
applicant was not required to submit a comprehensive traffic analysis/study. Instead,
the applicant was required to submit only an on-site report.
The on-site report focuses on internal circulation and parking, proximity to public
transit, pedestrian access, feasibility of the proposed new right-in/right-out access, and
on-site vehicle circulation.
Water and Sewer
Existing water and sewer services are provided by the Washington Suburban Sanitary
Commission (WSSC). The proposed improvements will generate less water and sewer
demand than the previously approved uses.
Schools
The use as proposed is non-residential and will have no impact on schools.
Transportation and Circulation
East Gude Drive is classified as a Major Arterial, and Southlawn Lane as a Primary Industrial
roadway. Near the subject site, the average daily traffic (ADT) on East Gude Drive is
approximately 36,000 vehicles in both directions, and the posted speed limit is 40 MPH.
Existing on-site vehicular circulation is expected to be enhanced by the proposed restriping of a
substantial number of onsite surface parking spaces, in addition to the installation of new traffic
control signage, and pavement markings that denote one-way and two-way travel lanes. The
applicant has been directed to provide and identify assigned on-site loading spaces to
accommodate trucks and other vehicles that deliver and pick-up goods from the many business
uses on site. It is important that the owners of the property inform all business uses that
vehicles making deliveries and pick-ups to their respective tenant locations are not permitted or
allowed to park or stand within site areas that are not designed or designated as a loading
space.
During site visits, staff has observed delivery vehicles stopped, standing, and/or double parked
within site drive aisles or parked in parking spaces designed to accommodate standard sized
vehicles. It is important that the applicant work closely with site tenants to ensure that they
are directing delivery vehicles that serve their business use not to load and off-load within site
travel-ways or drive aisles. The use of assigned and marked loading spaces will reduce the need
for delivery vehicles to park or stand in on-site drive aisles, and thus will aide in safe,
unimpeded traffic flow movements in and around the subject site.
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As such, and as reported on the submitted report, it is anticipated that all on-site loading
activities at Gude Plaza will occur during off-peak hours. Should any deliveries be made to the
site during any peak periods, the owner of the specific location of such delivery is required and
responsible to ensure adequate space available for the delivery and loading and unloading to
take place.
Appropriate directional and traffic control signage should be installed to limit, control and
regulate travel and vehicular turning movements within and entering or existing the site.
Access
As shown on the site development plans, vehicular access to the site is currently
provided via two existing entrances on Southlawn Lane and East Gude Drive. With the
proposed application, the applicant has proposed to construct a new limited (rightin/right-out) access driveway along East Gude Drive, which will be located
approximately 200 feet west of the existing entrance. The two existing entrances are
currently constructed such that neither can accommodate full movements due to the
presence of roadway medians on SouthLawn lane and East Gude Drive. The proposed
new vehicular entrance, also a limited access driveway, will be aligned with the
proposed one-way drive aisle located between the two strip center buildings fronting
East Gude Drive (See Attachment 3). This new entrance, in addition to providing direct
access to the proposed storage facility, will improve on-site circulation as it will help to
reduce vehicle conflicts by separating the site-oriented passenger cars from heavy
vehicles that are mostly directed to use the existing eastern access driveway.
Sight distance evaluations were performed for the existing and proposed East Gude
driveways. Using the County and the MD-SHA standards, it was found that both the
available stopping and sight distances for turning vehicles meet or exceed the required
distances for the prevailing, observed and posted speeds.
It is anticipated that most visitors, patrons, and employees will travel to and from the
new self-storage warehouse via motor vehicle. While pedestrian foot traffic to and from
the new self-storage warehouse is not anticipated to be substantial, in order to improve
the safety and pedestrian movements within the site, pedestrian walkways and
sidewalks will be provided along the new buildings.
Traffic
As previously referenced, the on-site transportation report found that, based on the
fewer number of vehicle trips that would be generated by the proposed development as
compared to the existing uses and during the AM, PM, and Saturday peak travel hours,
the proposed plan will have no adverse impact to the area transportation network. The
site plan shows improved on-site vehicular circulation, and better access to loading and
trash collection areas.
Bicycle/Pedestrian Access
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Public sidewalks are located along the length of the site’s street frontage on East Gude
Drive and Southlawn Lane. On-site sidewalks and pedestrian walkways are located
primarily along the front and in some cases on the side of several of the site’s buildings.
There is also a staircase that connects the pedestrian walkways located along the strip
center’s front and those leading to the rear of the two buildings. Due to the substantial
size of the site, the dispersed nature of the buildings and site surface parking facilities,
some locations are not fully conducive for pedestrian traffic.
While there are no city bicycle lanes located on Soulthlawn Lane, the Millennium Trail is
located on the south side of East Gude Drive, across from the subject site. As such,
bicyclists traveling to the site have the option of using the Millennium Trail which is a
critical component of the city’s bicycle network. A Capital Bikeshare station with
approximately 15 docks is also available near the intersection of East Gude Drive and
Taft Street, which is approximately a quarter mile east of the site.
In accordance with Sec. 25.16.03d of the Zoning Ordinance, the site plan proposes to
provide the required eight (8) long-term and three (3) and short-term bicycle spaces.
Transit
Based on the information provided, the subject property is located less than two (2)
miles from the Rockville Metro Rail Station. Local transit service is currently available to
the site by the existing Montgomery County Ride On bus route (Route # 59) and nearby
bus stops located at the intersections of East Gude Drive/Southlawn Lane and East Gude
Drive /Rothgeb Drive.
Historic Resources
There are no historic resources located on the subject site that is part of this development
proposal.
Environment
Environmental Guidelines
The site is located within the Rock Creek watershed and does not contain
streams, wetlands, floodplain or associated butters. There is no forest within
the property or on the adjacent properties. There are forest patch remnants on
the adjacent eastern properties located on 1390 East Gude Drive and 14645
Rothgeb Drive. No rare, threatened or endangered plant or animal species were
observed on site or are recorded among the Maryland Department of Natural
Resources records. Steep slopes exist within the property along the northeast
boundary of the site. These slopes have been previously manipulated in the
1980s as part of site development. Highly erodible soils are not found within or
adjacent to the site.
Forest and Tree Preservation Ordinance (FTPO)
In accordance with the FTPO, the 5.93-acre site is required to comply with all three of the
following ordinance requirements: forest conservation, minimum tree cover, and significant
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tree replacement. Compliance, per 10.5-22(b)(4)(b), will be based on the area contained within
the limits of disturbance, or 1.18 acres. The Preliminary Forest Conservation Plan was approved
on September 24, 2019, pending Planning Commission approval of the site plan. The project
proposes to meet all the FTPO requirements and the approval letter (See Attachment 11)
outlines the specifics of the Forest and Tree Preservation Ordinance (FTPO) requirements.
Three significant trees are proposed for removal. The replacement requirement is three trees.
The Preliminary FCP provides for all of the replacement trees to be planted on site. The
minimum tree cover requirement is 15% of the limit of disturbance area or 0.18 acres of tree
cover. This requirement will be exceeded through the retention of existing on-site trees,
coupled with the new tree plantings to meet forest conservation and significant tree
replacement requirements
Landscaping
The site was developed prior to the adoption of the city's landscape manual. The
redevelopment of the site is subject to the current landscape manual
requirements. However, since the redevelopment is less the 50% of the tract
area, compliance is limited to the areas within the limits of redevelopment.
Landscape Strip Area Adjoining Street ROW- Redevelopment in the ROW areas is
limited to construction and improvement of pedestrian access and traffic
movement. The areas impacted are not subject to the manual requirements.
However, the site was previously planted with street trees spaced approximately
45’ apart, with some gaps. Three existing street trees along East Gude Drive will
be removed to facilitate the redevelopment and all three will be replaced in the
East Gude Drive ROW. Hedging shrubs do not exist.
Perimeter Landscape Area for Parking Adjoining Property Other Than a Street
Right-of-Way - Perimeter landscape areas are not being redeveloped. Impacted
areas are not subject to minimum requirements.
Internal Landscaping of Surface Parking Facility- The landscape plan must show
how areas within the limits of redevelopment which include the parking lot meet
the 5% internal parking lot area landscaping requirement. The site is not eligible
for a waiver from this landscaping requirement.
Noise

There are no residential land uses adjacent to the site; however, the David Scull
courts housing complex is located across East Gude Drive, southeast of Gude
Plaza. As designed, the building's loading ports will be constructed at ground
level, recessed under the upper levels of the building. This design feature
should serve to ensure that most loading and unloading activities occur within
the building, thus minimizing noise levels that may be generated from such site
activities. The loading port on the rear of the building, facing north, is buffered
by the neighboring site building.
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The applicant affirms in the application as submitted, that use and operation of the
storage facility will fully comply with maximum allowable noise levels as referenced
under Sec.31.B-6 of the Montgomery County Noise Ordinance. It is also noted that the
former drive-through bank building that is being converted for use as a Dunkin’ Donut
restaurant is expected to generate most of its business traffic during morning hours. As
such, activities and noise levels associated with its operations will be in keeping with
similar site commercial uses.
Stormwater Management
Stormwater Management (SWM) for this project will be provided in compliance with
priority methods as established by code and as approved by the Development SWM
Concept approval, dated September 6, 2019 (See Attachment 12). Partial on-site SWM is
being provided by multiple Environmental Site Design (ESD) Micro-Bioretention
facilities. A monetary contribution is being provided by the applicant in lieu of providing
on-site quantity (Qp10) management.
Sediment Control
Erosion and Sediment Control for this project will be provided in compliance with the
Preliminary Erosion and Sediment Control approval, dated October 11, 2018 (See
Attachment 13).
Zoning Ordinance Compliance
Self-storage warehouses are permitted in the MXE (Mixed Use Employment) zone as a
conditional use, subject to the following two conditions: that the use is only permitted on sites
that are contiguous to a property that is zoned to accommodate heavy industrial uses, and that
such uses not be permitted on a lot within 250 feet of any lot on which a public school is
located. The subject property on which the use is proposed is contiguous to property in
Montgomery County’s IH (Heavy Industrial) Zone, and is not located within 250 feet of any
public school, in accordance with its conditional use designation in the MXE zone.
The following table shows that the proposal meets the development standards of the MXE
Zone, including the maximum height limitations, open area and public use space and minimum
required setbacks.
Sec. 25.13.05 – Development Standards.
Zone
{MXE}

Required

Maximum
Height

120
Feet

Open Area and Public Use Space
Total Open Area

Public Use Space

20%
51,702 sq.ft.

5%
12,926 sq.ft.

Minimum width at front lot line

10 Feet
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Proposed

50 Feet

45.5%
52,937 sq.ft.

5%
13,965 sq.ft.

821 Feet +

Setbacks
Public Right-ofWay Abutting

None
Required, 10
feet if
Provided

80 feet

Side
Residential
Land Abutting

N/A

N/A

Rear
Non-Residential
Land Abutting

None Required,
10 feet
minimum if
provided
220 feet from
east side and
310 feet from
west side

Residential
Land Abutting

Non-Residential
Land Abutting

N/A

None Required, 10
feet minimum if
provided

N/A

140 feet

Restaurants with drive-through are also conditional uses in the MXE Zone, with the condition
being that the use must be located on a property that has frontage and access to an arterial
roadway at the front lot line. The application meets this condition.
In addition to the height limits set forth in Article 13, building height cannot penetrate a layback
slope line of 30 degrees, beginning from the closest ground point of the lot line of any property
in any residential zone where single unit detached, semi-detached, attached, or townhouse
development exists or such development is recommended in the Plan, without regard to
intervening roads or other transportation facilities. There are no residentially zoned properties
and/or dwellings adjacent to the subject site, and thus the layback slope has no effect and is
not applicable to the subject development proposal.
Parking
As per Sec. 25.16.03.d. of the Zoning Ordinance, a total of 355 parking spaces are required for
the existing retail, service industrial, warehouse, restaurant, office, and indoor recreational
uses, and proposed self-storage and fast food restaurant use. Under this proposal, the applicant
has proposed to provide 301 parking spaces to accommodate the existing and proposed site
uses.
In order to address a parking deficit of 54 spaces, the applicant seeks Planning Commission
approval to utilize the “Reductions for Shared Uses” table referenced in Sec. 25.16.03.h.6. of
the Zoning Ordinance. Under this provision, “parking within a project application may be
reduced by the appropriate percentage as shown in the parking credit schedule for each of the
five (5) time periods shown in the chart found under this provision of the ordinance.
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As per this provision of the ordinance, the number of parking spaces required for the applicable
shared uses is determined by the time of day, when the highest number of parking spaces are
required. Thus, as applied in the subject case, which is based on the mix of site uses, there are
a total of 294 parking spaces required during weekend, daytime (6:00 am thru 6:00 pm) and
evening (6:00 pm until midnight).
When these parking reductions are applied as allowed by the respective provisions of the
Ordinance, the applicant, as noted, proposes to provide 301 spaces, a total of seven (7) more
spaces than the 294 required under the share use parking calculation, as noted herein.

Community Outreach
In accordance with Sec. 25.05.03.c. of the Zoning Ordinance, written notice of the scheduled
Planning Commission review of Site Plan Application STP2019-00368 was sent by the applicant
to surrounding property owners located within the required radius of 1,250 feet, as well as
electronic notification to all city neighborhood associations. In addition, the applicant
previously held a post-application area meeting on December 17, 2018. The purpose of the area
meeting was to discuss and answer any questions that interested persons attending the
meeting might have about the planned site development. The meeting was attended by several
persons identifying themselves as site business owners and tenants of the Gude Plaza center.
Many of the persons in attendance raised several questions regarding the proposed site
development and potential impacts on their site tenant spaces. The applicant spoke to the
issues raised and invited interested persons to follow up with them, should they have
additional questions. Assigned city staff also attended the meeting to observe and answer
questions pertaining to the city’s review and processing of the application request.

Findings
In accordance with Sec. 25.07.01.a.(3) of the Ordinance, a site plan that does not implement a
project plan or special exception, may be approved only if the Planning Commission finds that
the application will not:
Adversely affect the health or safety of persons residing or working in the neighborhood, of
the proposed development.
Based on information provided, there is no evidence that the proposed self-storage warehouse
facility or the proposed conversion of a bank with drive-through to restaurant with drivethrough will pose safety concerns or affect the health of persons living, working or visiting
within the site area.
The proposed self-storage warehouse will be operational seven (7) days a week and at least one
employee will be onsite during normal business hours from 8:00 am to 6:00 pm. The facility will
be staffed by two or three people. Entry into the building will be controlled via use of a gate
code provided to storage unit tenants and staff. The amount of vehicular traffic that will be
generated by this facility will not impede nor restrict site vehicular access or traffic movement
in and around the site. A defined pedestrian accessway will be provided from the public
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sidewalk located in East Gude Drive, which will cross the surface parking lot and drive aisle, that
leads to the sidewalk located along the front of the retail building. The purpose of the new
pedestrian pathway is to create a defined and safe pedestrian access route from the public
right-of-way to the site business uses.
Be detrimental to the public welfare or injurious to property or improvements in the
neighborhood.
As proposed, the five (5) story self-storage facility will be located on the rear of an existing retail
building. As designed and located, the storage facility will not impede nor block out sun light, or
the free flow of air, in and around the site area.
The building that is being renovated for the Dunkin Donut restaurant is not being physically
expanded. It will retain the same building footprint, which serves to limit the amount of site
grading activity needed to implement the proposed site building improvements. However, as
previously noted, the customer drive-through lane is being improved and will have a stacking
capacity to accommodate 10 vehicles, as required by the Zoning Ordinance. It is vital that the
business owners and its employees ensure that customer vehicles are not allowed to stack up
or queue beyond the defined stacking capacity of the drive-through lane, thus backing up into
the adjacent vehicle drive aisles. Such backups will impede traffic flow and movement of
vehicles attempting to safely enter the site via the Southlawn Lane entrance.
Also, to ensure that vehicular traffic generated by self-storage and Dunkin Donuts patrons
move unimpeded throughout the site, the applicant and/or its assigns should install no
parking/loading signs along the new two-way drive aisles that will be in and around the two
new site uses.
Overburden existing and programed public facilities as set forth in Article 20 of this Chapter
and as provided in the adopted Adequate Public Facilities Standards.
As discussed in this report, a review of the proposed project against the City’s Adequate Public
Facilities Standards indicates that the development will not 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.
Adversely affect the natural resources or environment of the City or surround areas.
Under this proposal, the amount of ground disturbance that will occur on this 5.93 acre site,
will be as follows: a) the area where the existing customer drive thru is to be reconstructed in
order to accommodate the new Dunkin Donuts operations, b) the site frontage area where the
new vehicular entrance is to be constructed on Gude Drive; and c) in the respective areas
where new sidewalk ramps are to constructed. While there will be some surface restriping of
vehicular parking spaces, little to no grading activity should be required. According to the
stormwater management (SWM) concept plans that were submitted in association with this
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request, the total limit of site disturbance is 0.47 acres, which is eight (8) percent of the site,
and the on-site impervious area subject to stormwater management is 0.31 acres. The applicant
will continue to work with DPW staff in finalizing the design and operation of the required
stormwater management construction plan.
The site is located within the Rock Creek watershed and does not contain streams, wetlands,
flood plain or associated buffers. No rare, threatened or endangered plant or animal species
were observed on site or recorded among the Maryland Department of Natural Resources
records
There is no evidence the new site uses, i.e., the self-storage warehouse and restaurant with
drive-through, will be operated in such a manner that ether of theses uses generate noxious
odors, create burdensome demands on site area water supplies, impede or block out direct
sunlight to surrounding properties, or significantly alter site drainage and storm water runoff
patterns within the site area.
Be in conflict with the Plan.
The land use designation of the subject site is for Service Industrial land use. As noted, the
existing Gude Plaza site is currently improved with an array of non-residential uses, e.g., service
industrial, retail, office, warehouse, restaurant, consumer services, and eating establishments.
The property is in the north-central section of Planning Area 16 Southlawn/Redgate. The site is
bound to the north and east by heavy and moderate industrial uses located in Montgomery
County, and to the south and west, are city properties zoned I-l (light Industrial).
Per the Plan, service industrial facilities are concentrated in the north-central part of the city.
“Services permitted in the service/industrial zones include medical and dental laboratories,
wholesale businesses, automotive repair and servicing, personal and business services,
assembly and preprocessing, and warehousing and storage.”
The proposed self-storage facility and fast food restaurant with customer drive-through, are
regulated as a conditional use within the MXE (Mixed Use Employment) Zone, and are
commercial service uses that support both residential and non-residential uses located in the
site area, e.g., multifamily, office, and commercial uses. The location of the site makes it
accessible to an array of residential and non-residential customers within the subject site area.
Thus, the self-storage warehouse and fast food restaurant with drive thru facilities are not in
conflict with the Plan’s land use designation of the subject property.
Constitute a violation of any provision of the Zoning Ordinance or other applicable law.
With Commission approval of the applicant’s request to reduce the number of parking spaces
required via the “reductions for shared uses” provision of Sec. 25.16.03.h.6., the development
proposal is found to comply with all provisions of the Zoning Ordinance and/or applicable code
requirements.
Be incompatible with the surrounding uses or properties.
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The uses proposed will be in keeping with the surrounding land uses located within the site
area. The site is bounded on all sides by varying commercial, heavy, moderate, and service
industrial, and office land uses, except for the David Skull Court multi-family residential
community located to the south, across East Gude Drive. The site area contains both
warehouse and varying food establishment uses, thus consistent with the uses proposed by this
application.
Of the two new uses proposed, the restaurant with drive-through will be the most visible of the
new uses proposed on the subject site. At this stage in the development review process, the
applicant has not submitted elevation plans for the building and therefore, the physical
appearance of the finished renovated building is not known at this time. With regard to the
proposed self-storage facility, the applicant has submitted elevation plans, that illustrate the
proposed exterior façade, architectural elements and denote building materials to be used in
the construction of this facility.
The applicant has affirmed that building materials used in the construction of the self-storage
warehouse will be compatible with buildings located in the surrounding site area. Since the
storage facility is being constructed atop the rear section of the larger of the existing strip
center buildings, coupled with the fact that the site’s surface grades in this area of the site are
lower than those located elsewhere onsite, only the top three levels of the this five (5) level
building will be visible from the site’s East Gude Drive street frontage. The building will be of
masonry, glass, and steel construction, and similar in color to that of neighboring buildings
located east of the site.

Conditions
Staff recommends approval of Level 2 Site Plan STP2019-00368, based on the findings above
and subject to the following conditions. Approval is also recommended for the applicant’s use
of the Reductions for Shared Uses table, in accordance with Section 25.16.03.h.6. of the Zoning
Ordinance.
1.

The applicant must submit to the Chief of Zoning nine (9) copies of the site development
and building plans and elevations, revised to illustrate that all the site development
concerns have been satisfactorily addressed as necessary.
a. The applicant must submit to the Chief of Zoning nine (9) copies of the landscape plan,
revised to illustrate that the parking lot areas within the limit of disturbance meet the 5
% minimum landscaped area requirement of the Landscaping, Screening and Lighting
Manual.

2. The proposed buildings and associated site improvements are to be constructed and
implemented in accordance with site development and building plans respectively prepared
by Macris, Hendricks & Glascock and P.A. Rounds Vanduzer, Architects.
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3. All construction must meet requirements of the city’s construction, fire and life safety
codes, as well as Maryland State accessibility code, and Americans with Disabilities Act
(ADA) requirements.
4. Proposed site lighting shall be installed to not create glare or light spillage onto neighboring
properties or abutting public street rights-of-way in accordance with the Landscaping,
Screening and Lighting Manual.
5. The make-shift and non-code compliant car wash equipment and associated apparatus,
placed adjacent to the seven (7) bay surface parking lot, located along the northeast side of
the building at 14809 Southlawn Lane (i.e., the former Gude Deli) must be removed. The
property owner is not permitted to convert nor allowed to use of any of the required onsite
vehicular parking facilities as a car wash and preparation area. i.e., as is current practice of
the site’s auto rental business located at 14805 Southlawn Lane. Note, the discharge of
waste water and other fluids via such activity, directly into the storm drain is in violation of
Sec. 23.5-11(a)(1) of the City’s Water Quality Protection Ordinance.
6. To ensure vehicular traffic generated by self-storage warehouse patrons and Dunkin Donut
customers flow unimpeded within the site, the applicant and/or its assigns must install no
parking/loading signs, so that vehicles do not stand or park within the two-way travelways
located near or adjacent to either of these site uses.
7. The Inspection Services Division and Fire Marshal requires the following information be
provided and/or action taken:
a. If the Fire Department Connection (FDC) for the proposed self-storage warehouse is
not relocated as shown on the proposed site plan, the applicant must apply for a
modification of the Fire Code at the time of the Fire Marshal’s review of the building
permit.
8. The Department of Public Works (DPW) requires the following information and/or actions
taken:
a. Comply with conditions of Development Stormwater Management (SWM) Concept
approval letter dated September 6, 2019.
b. Comply with conditions of Preliminary Erosion and Sediment Control letter dated
October 11, 2018.
c. Submit, for review, approval, and permit issuance by DPW, of the following detailed
engineering plans, studies and computations, appropriate checklists, plan review
and permit applications and associated fees. The following plans should be
submitted on 24”x36” sheets at a minimum scale of 1” = 30’ unless otherwise
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approved by DPW. The Public Works Plans must be submitted on City base sheet, all
others may utilize non-City base sheet unless otherwise required by DPW:
•

Sediment Control Permit (SCP) – Submit Erosion and Sediment Control plans for
disturbed areas;

•

Stormwater Management Permits (SMP) – Submit Stormwater Management
plans for on-site stormwater management;

•

Public Works Permit (PWK) – Submit plans for all work proposed within the East
Gude Drive public rights-of-way and within any existing or required city
easements. Plans must include a maintenance of traffic plan for vehicles and
pedestrians.

d. Submission, for review and approval by the City Attorney’s office prior to DPW permit
issuance, all necessary deeds, easements, dedications, and declarations including
ownership plats. Drafts of the documents must be included with the initial
submission of the engineering plans and must be recorded prior to issuance of DPW
permits, unless otherwise allowed by DPW.
f. Post sureties for all permits based on the approved construction estimate in a format
acceptable to the City Attorney prior to the issuance of DPW permits. Approval is
coordinated through DPW staff.
g. DPW permits must be issued prior to issuance of building permits.
h. Obtain all required plan approvals and permits from WSSC prior to issuance of
building permits.
i. 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 of Traffic and Transportation prior to
the issuance of a Public Works permit. (The approved plan shall be included in the
signature set.)
j. In accordance with Sec. 25.16.03.d of the Ordinance, the applicant shall provide one
(3) short-term and eight (8) long-term bicycle parking spaces. A covered locked
bicycle room with racks or bicycle lockers are required for long-term storage. Short
term spaces are an inverted “U” bicycle rack, mounted in-ground and spaced four (4)
feet apart. These spaces shall be provided at a safe and secure location approved by
DPW prior final site plan signature set approval.
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k. The applicant shall obtain all required permits and approvals from DPW for work
within the right-of-way prior to constructing the proposed limited right-in/right-out
access driveway along East Gude Drive.
l. The owner or tenant of any building within the site shall ensure that all on-site loading
activities at the Gude Plaza will occur during off peak hours. Should any deliveries be
made to the site during any peak periods, the owner of the specific location of such
delivery is required and responsible to ensure adequate space be available for the
delivery, loading, and unloading to take place.
9. The City Forester requires the following information and/or action be taken:
a. Submission of a Forestry permit (FTP) application and fee.
b. The applicant must execute and record among the Land Records of Montgomery
County a Forest and Tree Conservation Easement and Declaration of Covenants
granted to the Mayor and Council of Rockville in a form suitable to the City. The
easement must also be submitted in an GIS electronic format acceptable to the
Principal Planner in Urban Forestry.
c. Applicant must execute a Five-Year Warranty and Maintenance Agreement, in a form
suitable to the City of Rockville.
d. Applicant must post a bond or letter of credit approved by the City of Rockville.
e. Applicant must obtain a MD DNR Roadside Tree Removal permit and submit a copy
to the City of Rockville. Street tree replacement is delegated from the state to the
City of Rockville and will be required for this site, as shown on the approved FCP plan.
9. The applicant shall comply with the City’s Publicly Accessible Art in Private Development
Ordinance. Applicant must provide a completed application and any additional information
requirement prior to issuance of a building permit and fulfill the art requirement prior to
issuance of an occupancy permit.
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STP2019-00368 – PROPOSED SITE PLAN
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Agenda Item #:
Meeting Date:
Responsible Staff:

1
October 23, 2019
Andrea Gilles

SUBJECT:

Park Road and North/South Stonestreet Avenue
Comprehensive Master Plan Amendment

RECOMMENDATION

Approve the staff draft of the Comprehensive Master Plan
Amendment (Attachment A) for release for a Planning
Commission public hearing, and set the public hearing date.
Staff recommends a January 8, 2020 public hearing date.

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

October 23, 2019

REPORT DATE:

October 16, 2019

RESPONSIBLE STAFF:

Andrea Gilles, AICP, Principal Planner
Long Range Planning, 240.314.8273
agilles@rockvillemd.gov

SUBJECT:

Comprehensive Master Plan Amendment:
Park Road and North/South Stonestreet Ave
Land Use

DISCUSSION:
Background
On February 6, 2017, the Mayor and Council approved the Scope of Work for the Stonestreet
Corridor Study and directed staff to coordinate a public engagement process that would result
in a set of recommendations for the corridor. After nearly a year of public engagement and
both planning and transportation analysis, staff presented the results of the study at a May 21,
2018 Mayor and Council work session, which was held jointly with the Planning Commission. At
that meeting, recommendations for five key opportunity areas were discussed. A second Mayor
and Council work session on the topic was held on July 16, 2018. The completed Stonestreet
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Study can be viewed by going to the project Web site, at
http://www.rockvillemd.gov/2004/Stonestreet-Corridor.
On August 1, 2018, the Mayor and Council directed staff to move forward on recommendations
for three of the five opportunity areas from the study (see Attachment A, page 2): the
Montgomery County Public Schools (MCPS) and Montgomery County sites (Area 2); the North
Stonestreet Avenue infrastructure improvements (Area 4); and the Park Road and South
Stonestreet Avenue infrastructure improvements (Area 5). The Mayor and Council directed
that the remaining two opportunity areas, 1000 Westmore Avenue (Area 3) and Park Road and
North Stonestreet Avenue (Area 1), should be addressed as part of the Rockville 2040
Comprehensive Plan Update.
Shortly after receiving Mayor and Council direction, Planning staff submitted to the Planning
Commission the Comprehensive Master Plan (CMP) Amendment document for Area 2, the
MCPS and County properties, to begin review and formal public input. (Areas 4 and 5 are capital
projects and do not require CMP amendment to move forward.) On March 25, 2019, after
following the formal approval process, the Mayor and Council adopted the plan amendment,
which laid a foundation for a future rezoning to allow a mix of uses, should the properties
become available for redevelopment. In addition to the plan changes, progress has also been
made on the recommended infrastructure improvements for North Stonestreet Avenue, Park
Road, and South Stonestreet Avenue. On May 6, 2019, the Mayor and Council adopted the
FY2020 Budget, which includes capital improvement funds for the design of the North
Stonestreet Avenue streetscape project and the configuration of the intersection at Park Road
and North/South Stonestreet Avenue.
In early summer 2019, representatives from the East Rockville Civic Association expressed
concern at a Mayor and Council Community Forum about the timing of the Park Road and
North/South Stonestreet Avenue area (Area 1) land use recommendations. In response, at their
meeting on July 8, Mayor and Council directed staff to initiate the Comprehensive Master Plan
(CMP) Amendment process for this key opportunity area from the Stonestreet Corridor Study,
and to do so in advance of completing the Rockville 2040 Comprehensive Plan process.
Plan Amendment Purpose
The staff draft of the CMP Amendment (Attachment A) proposes changes to the Planned Land
Use Map for the subject properties and adds design guidance, both of which would apply to
redevelopment activity on the sites. This language would replace any conflicting text from the
2001 Town Center Master Plan, the 2002 Comprehensive Master Plan, the 2004 East Rockville
Neighborhood Plan (2004 ERNP), and the 2007 Lincoln Park Neighborhood Plan (2007 LPNP).
The Planned Land Use map from the 2004 ERNP designated the properties fronting North
Stonestreet Avenue, and at the corner of North Stonestreet and Park Road, for mixed-use
development. The remaining properties in the subject area were designated for detached
housing, which, along with the accompanying single-family residential zoning, prohibits a mix of
housing types that would better maximize the area's adjacency to transit and meet some of the
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housing demand pressures that the east side of the city is currently experiencing. There is more
detailed discussion of this topic in Attachment A, including maps of the subject area. The
citywide Planned Land Use Map can be viewed at
http://www.rockvillemd.gov/DocumentCenter/View/27988/Comprehensive-Master-Plan--Planned-Land-Use-Map-Updated-2017?bidId=.
Input from the public process for this area of the Stonestreet Corridor Study revealed general
support for setting a framework for redevelopment that promoted a mixed-use concept with a
mix of housing types, more neighborhood- and commuter-serving retail and gathering places,
and improved pedestrian and open space connections. This plan amendment reflects the
updated vision for the subject area.
Specifically, this amendment:
• Changes the Planned Land Use classifications for a set of properties that have been,
until now, designated for a mix of commercial and service industrial uses as well as
detached residential to designations that promote a walkable, transit-oriented mix
of residential and commercial development (page 7).
• Provides additional design guidance that includes placing the more intense
development nearest the Rockville Metro Station and appropriately scaling down
new development that would be adjacent to the existing residential areas (page 8).
Attachment A also includes a final section that recommends the initiation of Zoning Ordinance
changes to implement the proposed Land Use changes immediately after Mayor and Council
approval and adoption of the CMP changes.
Staff Recommendation
Staff recommends approval of the attached draft of the Comprehensive Master Plan
Amendment related to Land Use along Park Road and North/South Stonestreet Avenue as the
public hearing draft; and setting the public hearing date for January 8, 2020. The Commission
will have opportunities to make suggested changes and recommendations following the
January 8th hearing.

PUBLIC OUTREACH:
The Stonestreet Corridor Study, the precursor planning process that led to this amendment,
included five well-attended community meetings and several small group and civic association
meetings in 2017 and 2018. The subject area was identified as a priority area for action at the
first meeting and was one of the primary topics of the third meeting at which street
improvement preferences were discussed for both North Stonestreet Avenue and Park Road; in
particular, Park Road’s intersection with South Stonestreet Avenue.
At the community meeting on December 5, 2017, based on input up to that point, staff
presented and discussed with the public a redevelopment concept for the subject area that
included a mix of housing types, mixed-use buildings with ground floor commercial, and an
improved pedestrian environment. The concepts were presented again as components of the
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draft recommendations at the final public meeting. Some of the responses from the meetings
included: appreciation for the pedestrian-friendly concept; a recognition that more housing and
more housing types makes sense so close to transit; and liking the idea that there would be
more places and activities within walking distance. Some of the concerns were about parking,
additional traffic, and what certain infrastructure improvements or redevelopment could mean
for existing businesses. Overall, feedback was generally enthusiastic and optimistic about the
potential future changes.

NEXT STEPS:
The next steps in the plan amendment process are to:
1. Hold the public hearing and receive written public testimony;
2. Schedule a work session to direct staff to make any final revisions to the proposed CMP
amendment; and
3. Approve the CMP amendment and transmit it as a recommendation to the Mayor and
Council, who would then begin its review and decision process.

Attachments
Attachment 2.1.a:

Park Road and N/S Stonestreet Avenue Area Plan Amendment

(PDF)
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2.1.a

The purpose of this amendment to the 2002 Comprehensive Master Plan for the City of Rockville is to
change the Planned Land Use for a specific set of properties around the intersection of Park Road and North
Stonestreet Avenue, between the rail lines to the west and North Grandin Avenue to the east (see Map 1),
and provide additional design guidance for redevelopment. The properties north of Park Road are bound
on the west by the rail lines and on the east by North Grandin Avenue, extending north to England Terrace.
The properties south of Park Road are bound by South Stonestreet Avenue on the west and North Grandin
Avenue on the east, extending south to Reading Terrace.
Through the 2018 Stonestreet Corridor Study (2018 Study) public engagement process and planning
analysis, key issues along the corridor were identified and confirmed. Park Road near its intersection with
North Stonestreet Avenue is the first introduction to the east side after passing under the railroad overpass
from the west. The Rockville Metro station is located on the south side of Park Road, a significant advantage
for any future east side transit-oriented development. As in previous plans, the 2018 Study recognized
this area as a priority for a transition to a more walkable and neighborhood-oriented place. This plan
amendment reflects an updated vision for the subject area.
Specifically, this amendment:
• Changes the Planned Land Use classifications for a set of properties that have been, until now,
designated for a mix of commercial and service industrial uses as well as detached residential
to designations that promote a walkable, transit-oriented mix of residential and commercial
development (page 7).
• Provides additional design guidance that includes placing the more intense development nearest the
Rockville Metro Station and appropriately scaling down new development that would be adjacent to
the existing residential areas (page 8).
Map 1: Subject Area Aerial + Existing Land Uses
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1.1 SUMMARY

2.1.a

Shortly after receiving Mayor and Council direction, Planning staff submitted the Comprehensive Master Plan
Amendment for the MCPS and County properties to Planning Commission for their review and approval. On
March 25, 2019, after following the formal process, the Mayor and Council adopted the plan amendment,
which laid a foundation for a future rezoning to allow a mix of uses, should the properties become available
for redevelopment. In addition to the plan changes, progress has also been made on the recommended
infrastructure improvements for North and South Stonestreet Avenues and Park Road. On May 6, 2019, the
Mayor and Council adopted the FY 2020 budget, which includes capital improvement funds for the design of
the North Stonestreet Avenue streetscape project and the reconfiguration of the intersection at Park Road
and South Stonestreet Avenue.
In early summer 2019, representatives from the East Rockville Civic Association expressed concern at a Mayor
and Council Community Forum about the timing of the Park Road and North Stonestreet Avenue area land
use recommendations. In response, at their meeting on July 8, Mayor and Council directed staff to initiate
the plan amendment process for this key opportunity area from the Stonestreet Corridor Study.

1.3 PLANNING FRAMEWORK
Recommendations for the subject area have been a component of several plans, including the 2001 Town Center
Master Plan; the 2004 East Rockville Neighborhood Plan (2004 ERNP); the 2007 Lincoln Park Neighborhood
Plan (2007 LPNP); and the 2002 Comprehensive Master Plan. Both the 2004 ERNP and the 2007 LPNP
Map 2: Stonestreet Corridor Study: Key Opportunity Areas called for changes to the North Stonestreet Avenue
corridor. They sought to add community-serving
1000 Westmore Ave
uses to the existing light industrial base, south of
3 (former WINX site)
Howard Avenue, and to improve the infrastructure
for pedestrians to establish greater compatibility
with the adjacent neighborhoods.
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Attachment 2.1.a: Park Road and N/S Stonestreet Avenue Area Plan Amendment (2829 : Park Road and North/South Stonestreet Avenue

decided that the remaining two opportunity areas, 1000 Westmore Avenue (Area 3) and Park Road and North
Stonestreet Avenue (Area 1) would be addressed as part of the Rockville 2040 Comprehensive Plan Update.

subject area were designated for detached residential
housing, which, along with the accompanying singlefamily residential zoning, prohibits a mix of housing
types that would better maximize the area's adjacency
to transit and meet some of the housing demand
pressures that the east side of the city is currently
experiencing.

1.4 AREA AND CONTEXT
Park Road is a critical, and one of only a few, east/
west connections within the city. The area is busy not
only with cars, trucks, and buses utilizing Park Road,
but also with walkers and bikers traveling to and from
the Rockville Metro Station. There are crosswalks
at the intersection, but the sidewalk that exists on
the west (rail) side of North Stonestreet Avenue
discontinues after less than 100 feet north of Park
Road. People often walk in the street on the west
side of North Stonestreet Avenue. Although there
is a sidewalk on the east side, it is sub-par and often
crowded by vehicles from the auto repair shops.
Also on the north side of Park Road, is a mix of
one-story buildings set back from the street, overgrown vacant properties, and single-family homes.
The commercial uses include a convenience store, a
restaurant, multiple auto repair and body shops, and
retail sales businesses. There is no open public use
or gathering space within the commercial area, and
access is vehicle-oriented. The closest green space
is Mary Trumbo Park at the corner of Park Road and
North Grandin Avenue. It is passive, landscaped space
geared toward the residential neighborhood.

Park Road at N. Stonestreet Ave

N. Stonestreet Ave near the Park Road intersection

To the east of the Rockville Metro Station and South
Stonestreet Avenue is the East Rockville neighborhood,
predominantly comprised of single-family detached
homes. Due in part to its proximity to transit, East
Rockville has experienced increased development
pressure over the past decade to accommodate new
residents seeking relatively affordable housing near
transit. Small homes have been demolished and have
been replaced by large houses, some of which are
used as rentals for multiple occupants.
Service industrial is the predominant existing land
use on North Stonestreet Avenue, south of England
Terrace. The properties are smaller in size and the
lots are often maximized with parked vehicles, which
3
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2.1.a

2.1.a

Progress has been made in recent years to improve pedestrian and bicycle infrastructure in the area.
A new sidewalk and bicycle lane was recently installed adjacent to the Rockville Metro Station along
South Stonestreet Avenue. Both travel lanes on North Stonestreet Avenue include painted "sharrows"
(share-the-road painted bike and arrow markings) to indicate a shared road with bicyclists. On a more
transformative level, the adopted FY2020 Capital Improvements Program includes the design of the North
Stonestreet Avenue streetscape project and the reconfiguration of the intersection at Park Road and South
Stonestreet Avenue, as recommended in the Stonestreet Corridor Study. Proposed improvements include
enhanced sidewalks on both sides of the street, improved street lighting, landscaping, and improved bicycle
infrastructure. These proposals, when constructed, will provide a much needed shift on North and South
Stonestreet Avenues and Park Road toward better accommodating walkers and bikers, along with vehicles.

1.5

COMMUNITY ENGAGEMENT

The 2018 Stonestreet Corridor Study, the precursor planning process that led to this amendment, included
five well-attended community meetings and several small group and civic association meetings in 2017
and 2018. The subject area was identified as a priority area for action at the first meeting. Some of the
comments expressed about the area included:
•
•
•
•
•
•
•
•

Improve pedestrian security on N. Stonestreet Avenue from the Rockville Metro Station to the
neighborhoods, especially at night--- better lighting, complete sidewalks, better crosswalks;
Encourage upgrades to existing businesses. Park Road at N. Stonestreet is the gateway to the east side;
Add more housing options and vibrancy closest to the Metro with improved access to the station;
Allow businesses to stay where they are;
Improve safety for bicyclists and walkers on N. Stonestreet Avenue and at the Park Road and S.
Stonestreet Avenue intersection;
Construct sidewalks on both sides of N. Stonestreet Avenue;
Address traffic management and congestion that may result with new development;
Redesign intersections near Rockville Metro Station to protect and encourage pedestrian access.

The subject area was one of the primary topics of the third meeting at which street improvement preferences
were discussed for both North Stonestreet Avenue and Park Road, in particular its intersection with South
Stonestreet Avenue. At the fourth community meeting on December 5, 2017, based on input up to that
point, an example redevelopment concept was presented and discussed for the subject area that included
a mix of housing types, mixed-use buildings with ground floor commercial, and improved pedestrian and

Park Road viewing east
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at times spill onto the street. This area is in need of up-grades to ensure that walking and biking are viable
modes of travel on their own, as well as safe and comfortable connections to transit.

open space connections (see Figure 1). The concept was presented again as a component of the draft
recommendations at the final public meeting. Feedback about the illustrative concept was generally
enthusiastic. Some of the responses from the meetings included: appreciation for the pedestrian-friendly
concept; more housing and more housing types made sense so close to transit; and liking the idea that
there would be more places and activities within walking distance. Some of the concerns were about
parking, additional traffic, and what certain infrastructure improvements or redevelopment could mean for
existing businesses.
The figure below is a concept of one potential development scenario that graphically represents ideas and
written input received during the 2018 Stonestreet Corridor Study process. It also illustrates a general
feasibility, given certain assumptions, for this alternative. The figure is conceptual and is for illustrative
purposes only. At the time of this amendment, there was no proposed development project. Actual
development will be required to comply with all applicable plan guidance, development regulations, and site
constraints and will most likely result in a different build-out configuration. The concept was generally well
received by the community when presented at two different public meetings, as it helped the public to
understand visually the ideas that had been discussed.
Figure 1: Subject Area Conceptual Example Scenario
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Potential Redevelopment Scenario
1 Existing Buildings
2 Existing Neighborhood Park
3  Existing Metro Station
4 Mixed-Use Building
    (Ground Floor Commercial)
5  Retail Facilities

6  Townhomes
7  Multi-plex/Small Apartments
8 Public Plaza/Gateway Feature
9 Plaza/Public Amenity
10 New Neighborhood Pocket Park
11 Residential Amenity Courtyard

STONESTREET CORRIDOR STUDY

SITE PLANNING & URBAN DESIGN STUDIES
City of Rockville Community Planning & Development Services

12  Streetscape Improvements +
    Enhancements
13 New Intersection Design
P Off Street Surface Parking Areas
P Parking Garage

CONCEPTUAL DEVELOPMENT PLAN

Park Road & North Stonestreet
Scale: 1” = 100’

December 5, 2017

0’
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Note: This figure is conceptual and for illustrative purposes only. It is an example used to demonstrate general feasibility and represents one possible
example of how the site might be redeveloped. At the time of this amendment, there was no redevelopment proposal. Actual development will be
required to comply with all applicable plan guidance and development regulations and will most likely result in a different build-out configuration.
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2.1.a

2.1.a

PROPOSED COMPREHENSIVE MASTER PLAN CHANGES

A. Area Goals
In the event that the subject properties become available for redevelopment, they should bring about:
•

A revitalized area and focal point at the corner of Park Road and North Stonestreet Avenue,
establishing an anchored entrance to Rockville's east side, integrating such elements as building
form and design, public art, landscaped open spaces or plazas, and wayfinding.

•

Redevelopment that takes advantage of transit proximity, is well-connected, and that transitions
appropriately to the East Rockville neighborhood.

•

An upgraded pedestrian environment, including enhanced sidewalks, landscaping, street trees,
public/civic gathering spaces, and pedestrian-scale lighting.

•

A mix of walkable, local-serving commercial uses and multi-unit residential, and residential attached
uses at the North Stonestreet Avenue and Park Road intersection.

•

A range of new, well-designed residential attached housing types, that complement, and not
overwhelm, adjacent single-family housing.

The city should seek creative approaches to meeting these goals, including public/private partnerships,
infrastructure investments, financing mechanisms, and/or others.

B. Land Use
A new set of planned land uses for the subject area are proposed with Map 4. In addition, the text from
the Area Goals, Design Guidance, and Implementation sections will also be adopted as components of the
Comprehensive Master Plan.
The changes to the proposed land use, pursuant to this plan amendment include the new land use
categories that have been proposed as part of the Rockville 2040 Comprehensive Plan process. The
categories and descriptions are:
RA: Residential Attached
Allows a variety of house types that share party walls. Types of permitted construction include
rowhouse, duplex, triplex, fourplex, and small apartment buildings with up to six units total in a single
structure. Detached houses are also allowed.
RRM: Retail Residential Mix
Expresses the city’s interest in retaining or introducing retail in specific locations mixed with multipleunit residential and/or residential attached types. The mix can be horizontal, with stand-alone retail next
to apartment buildings on a development site; or the mix can be vertical, with retail on the ground floor
and apartments above. In some locations, the plan indicates where retail is strongly preferred along a
street front.
OR: Office or Retail
Allows either or both uses.
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1.6

2.1.a

1

Amend the Land Use from Mixed Use Development (MUD) to Office or Retail (OR) to promote
walkable retail, office, and services uses.
• Residential uses are not encouraged given site constraints due to shallow lot depths.
• No new Service Industrial uses would be encouraged, but existing uses would be allowed to
remain.

2

Amend the Land Use from Mixed Use Development (MUD) and Public Parks and Open Space
(PPOS) to Retail Residential Mix (RRM) with building heights up to 4-5 stories (or 50-65 ft) to
promote a mix of local retail and service uses and multi-unit residential across from the Rockville
Metro Station.
• No new Service Industrial uses would be encouraged, but existing uses would be allowed to
remain.

3

Amend the Land Use from Detached Residential - High Density Over 4 Units Per Acre (DRH) to
Retail Residential Mix (RRM) to promote a greater mix of uses, including smaller-scale multi-unit
residential, rowhouses, and limited commercial at this transit node.

4

Amend the Land Use from Detached Residential - High Density Over 4 Units Per Acre (DRH) to
Residential Attached (RA) to promote a mix of infill housing types, compatible in scale with singlefamily homes, including duplexes, triplexes, fourplexes, and rowhouses.

Map 3: Land Uses as Currently Adopted

Map 4: Land Uses as Proposed

Park
ParkRoad
RoadPlan
PlanAmendment
AmendmentArea
Area

Park Road Plan Amendment Area

City
CityParkland
Parkland

City Parkland

Proposed
Use Designations
Land
Use asLand
Currently
Adopted
RA -- Residential
Attached
DRH
Detached Residential

Proposed Land Use Designations
RA - Residential Attached

RRMDensity
- RetailOver
Residential
(High
4 Units Mix
/ Acre)
OR -- Mixed
Office or
Retail
MUD
Use
Development

RRM - Retail Residential Mix
OR - Office or Retail

PPOS - Public Park and Open Space

IA AVE

S

E

E

ER

T AV

RN

ENGLAND TER

X

ET
ED

-R

AIL

RO

-R

ED

-R

AIL

LIN

LIN

E

E

E
AV

CS

-M

-R

RO

VI
CK
RO

X

ET

CS

-M

ND

LL
EP

EP

E
IK

E
IK

Rockville

N
DO
OY
CR

E
AV

4

S

RE

DI

ING

AD

R
TE

H
HIG

LA

ND

E
AV

Rockville

The
Promenade

Park Rd and N/S Stonestreet Ave Area Comprehensive Master Plan Amendment

ER

E
AV

A
AT

A
AT

LL

LA

RN

N

M

W

M

W

VI
CK
RO

H
HIG

3
S S TONESTR EE T AVE

E
AV

355

HO

Mary
Trumbo
Park

RD
RK
PA

N

ING

AD

4

S

N
RA
G

N
RA
G

S S TONESTR EE T AVE

RE

2

DI

R
TE

N GRANDI N AVE

VIRG IN

REE

HO

1
4

RD
RK
PA

7

S

Mary
Trumbo
Park

3

355

E ST

T AV

IA AVE

REE

2

4

WOODLAND RD

TO N

N GRANDI N AVE

E ST

VIRG IN

TO N

ENGLAND TER

1

The
Promenade

NS

NS

WOODLAND RD

DO
OY
CR

VE
NA

Staff Draft l October 23, 2019
Packet Pg. 92

Attachment 2.1.a: Park Road and N/S Stonestreet Avenue Area Plan Amendment (2829 : Park Road and North/South Stonestreet Avenue

The numbers to follow correspond to the numbers on Maps 3 and 4 below.

2.1.a

The recommendations in this section provide guidance for new development in both the private and public
realms. They also promote compatibility with adjacent homes in East Rockville. Every effort should be
made to integrate new development with the surrounding neighborhoods to further strengthen the existing
community fabric.
a. Neighborhood Transitions: Provide sensitively scaled transitions between new development and
existing neighborhood homes.
• Orient maximum building heights along Park Road and North Stonestreet Avenue, away from the
existing single-family residential.
• New buildings should taper down in height and scale toward existing single-family homes to
establish a compatible relationship between buildings.
b. Public Realm Improvements: Enhance pedestrian and bike connections to the Rockville Metro
Station, to new open spaces, and to the surrounding neighborhoods through improved sidewalks,
bike infrastructure, signage, landscaping, lighting, and public art.
• Ensure that streetscape improvements that result from the redevelopment of individual
properties are compatible with the overall street and sidewalk improvement recommendations
from the 2018 Stonestreet Corridor Study.
• Consider additional street connections and pathway crossings to break up block sizes and to
create greater ease of access and pedestrian safety within the area. Re-connecting England
Terrace with North Stonestreet Avenue and North Grandin Avenue with Park Road should be
studied and considered as part of any redevelopment concept as a means to improve traffic flow,
increase access points for pedestrians, and provide access to rear- or side-yard parking. Any new
street connections or pathways should be well-landscaped and designed for pedestrian safety.
• Consolidate and reduce the number of curb cuts where possible to minimize conflicts between
vehicular access points and pedestrian and bicycle areas.
• Explore burying utility lines at the time of new development and/or street and sidewalk
reconstruction.
c. Building Orientation: In general, orient the primary facades of buildings and front doors parallel
to the street or to a public open space to frame the edges of streets, parks and open spaces, and
to activate pedestrian areas. Establish building frontages along Park Road and North Stonestreet
Avenue to include ground-floor retail, enhanced pedestrian areas and amenities, landscaping, and
bicycle infrastructure.
d. Facade Articulation: Create an architecturally enhanced feature at the corner of North Stonestreet
Avenue and Park Road by focusing new development at that intersection, incorporating high-quality
design components, and enhancing the public realm.
e. Parks and Open Space: Incorporate accessible community use space, including parks and other
contiguous outdoor green space into the overall redevelopment concept.
f. Parking: In general, parking areas should be set back behind front building lines, away from the
public realm and screened from public view. For attached dwellings, rear garage access is preferred,
whether the garage is integrated into the primary structure or whether it is a separate structure.
Avoid front loaded garages whenever possible. For multi-unit dwellings, parking requirements
should take into account the area's transit proximity.
g. Rail Line Impact Mitigation: Mitigate impacts on new development, particularly residential
developments, related to the area being proximate to the rail line, in such areas as safety hazards,
noise, vibrations and odors. The purpose is to safeguard residents, customers, and employees of
these new buildings.
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C. Design Guidance

2.1.a

The land use plan amendment is one component of implementing the goals and recommendations from the
2018 Stonestreet Corridor Study for this area. If this plan amendment is approved by the Mayor and Council,
the zoning will need to be updated, through a separate public process, to be consistent with the land use
changes.
The potential zoning is as follows:
Property Specific (the numbers below correspond to the numbers on Map 6:
1. Rezone the properties from Mixed Use Business (MXB) to a mixed-use zone that allows for uses
including retail, office, and neighborhood services.
• Residential uses are not encouraged given site constraints due to shallow lot depths.
• No new Service Industrial uses should be permitted, but existing uses should be allowed to
remain.
2. Rezone the properties from Mixed Use Business (MXB) to a mixed-use zone to promote a mix of local
retail and service uses and multi-unit residential across from the Rockville Metro Station.
• No new Service Industrial uses should be permitted, but existing uses should be allowed to
remain.
3. Rezone the properties from Single-Family Residential (R-60) to a mixed-use zone to promote
a greater mix of uses, including smaller-scale multi-unit residential, rowhouses, and limited
commercial at this transit node.
4. Rezone the property from Single-Family Residential (R-60) to a zone specifically designed for infill
residential attached development.
Park Road Plan Amendment
City Parkland
ZONE
CRABB AVE R-60 - Single Unit Detached Dwelling,

Residential

Map 5: Existing Zoning

Map 6: Potential Zoning Recommendations

MXB - Mixed-Use Business
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D. Implementation: Zoning

This Page Intentionally Left Blank.
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