
PLANNING COMMISSION 
 

Wednesday, January 8, 2020 
7:00 PM 

Rockville City Hall 
Mayor and Council Chambers 

Meeting No. 01-2020 

 

AGENDA 
 

Charles Littlefield, Chair 
 

Anne Goodman Suzan Pitman 
Don Hadley John Tyner, II 
Sarah Miller Rev. Jane E. Wood 

  
 

Jim Wasilak, Staff Liaison 
Nicholas Dumais, Assistant City Attorney 

 

 

 

 1. Consent 
 

 A. Final Record Plat PLT2020-00585, for the Combining of Lots 1, 2, 3 and 4 
of Block N in the Croydon Park Subdivision into Two Record Lots in the 
R-60 Zone at 200 Woodland Road; Yan Wang, Applicant 

 

 2. Public Hearing 
 

 A. Public Hearing for the Park Road and North/South Stonestreet Avenue 
Area Comprehensive Master Plan Amendment 

 

 3. Discussion 
 

 A. Rockville 2040 Comprehensive Plan Update, Volume II - Planning Areas 
Initial Staff Draft: Review of Planning Areas 1 (Town Center), 7 
(Montgomery College Area), 9 (Rockville Pike), and 11 (Woodmont) 

 

 4. Commission Items 
 

 A. Staff Liaison Report 



Planning Commission January 8, 2020 

  

 

 

 B. Old Business 

 

 C. New Business 

 

 D. Minutes Approval 

 

  December 11, 2019 

 

 E. FYI/Correspondence 

 

 5. Adjourn 
 



Planning Commission January 8, 2020 

  

 

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

 
VI.  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. 

http://www.rockvillemd.gov/
http://www.rockvillemd.gov/
www.rockvillemd.gov/VideoOnDemand
www.rockvillemd.gov/VideoOnDemand
http://www.rockvillemd.gov/DevelopmentWatch
http://www.rockvillemd.gov/DevelopmentWatch
http://www.rockvillemd.gov/cpds
http://www.rockvillemd.gov/cpds


Agenda Item #: A 
Meeting Date: January 8, 2020 
Responsible Staff: Nicole Walters 

 

 
 

SUBJECT:  Final Record Plat PLT2020-00585, for the Combining of Lots 

1, 2, 3 and 4 of Block N in the Croydon Park Subdivision into 

Two Record Lots in the R-60 Zone at 200 Woodland Road; 

Yan Wang, Applicant 

 

 

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

Staff recommends approval, based on compliance with the 
required criteria of Sec.25.21.10 of the Zoning Ordinance for a 
final record plat.  
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Overview 
 
Case:  Final Record Plat Application PLT2020-00585 
 
Location: 200 Woodland Road 
 
Staff:  Nicole Walters, Senior Planner 
  Planning and Development Services 
  240-314-8215 
  nwalters@rockvillemd.gov 
 
Applicant: Yan Wang on behalf of the owner Wing K. Mak  
  6 Quelway Court 
  North Potomac, Maryland  20878 
   
Filing Date: November 21, 2019 

Executive Summary  
The applicant proposes to combine Lots 1, 2, 3 and 4 of Block N of the Croydon Park 
subdivision into two new record lots, to be known as Lots 39 and 40 of Block N, containing 
6,088 and 6,269 square feet respectively. The proposed creation of the two new record 
lots is to allow for the construction of two new single unit detached dwellings.  
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Site Description 
Master Plan Land Use:  Detached Residential (High Density) 

Zoning District:   R-60 (Single Family Residential)   

Existing Use:    Single Unit Detached Dwelling    

Parcel Area:   12,350 square feet   

Subdivision:   Croydon Park   

Building Floor Area:  n/a  

Dwelling Units:  2  

Building Height:  n/a  

Parking:    2-off-street parking spaces required per dwelling  

 

Project Vicinity 

 

Surrounding Land Use and Zoning 

 

 Zoning Planned Land Use Existing Use 

North R-60 Single Family 

Detached Dwelling 

Residential 

Detached Residential Single Unit Detached 

Residential  

East R-60 Single Family 

Detached Dwelling 

Residential 

Detached Residential Single Unit Detached 

Residential 

South R-60 Single Family 

Detached Dwelling 

Residential 

Detached Residential Single Unit Detached 

Residential 

West R-60 Single Family 

Detached Dwelling 

Residential 

Detached Residential Single Unit Detached 

Residential 

 

Previous Related Actions 
Historic District Commission HDC2020-00962, 200 Woodland Road, a request for an evaluation 

of historic significance for demolition of the existing house. The HDC found that the property 

did not meet any of the criteria for historic designation at their meeting of October 17, 2019.   

 

Proposal  
The applicant proposes to combine Lots 1, 2, 3 and 4 in order to create two (2) new record lots 

in Block N of the Croydon Park subdivision. New record Lot 39 will contain 6,088 square feet, 

while the other proposed new Lot 40, which will contain 6,269 square feet. Approval and 

recordation of the subject Final Record Plat will create two new record lots that will allow for 

the construction of two new single unit detached dwellings. 
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Property Description  
The subject property contains Lots 1, 2, 3 and 4 of Block N of the Croydon Park subdivision, 

which was recorded in 1924. The record lots have been combined into a deeded lot containing 

approximately 12,357 square feet. The property is a corner lot with frontage on Virginia Avenue 

and Woodland Road. The property is currently developed with a single-family home and garage, 

which was built in 1928. 

 

 
Original Plat 1924 
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Proposed Plat 

Project Analysis 
Master Plan 
According to the East Rockville Neighborhood Plan (2004): 

“new residences within the neighborhood are expected to be limited to those that can 
be built on existing lots, or on lots that can be subdivided in a manner that fits with the 
neighborhood lot pattern. Incompatible resubdivisions can impair neighborhood 
character, especially when new homes can be built on lots that do not have traditional 
frontage on a public street.” 
 

Plan recommendations include the following: 

• Maintain the single-family residential character of the community at the density allowed by 
existing zoning. 

• Retain the R-60 and R-75 Zones for residential property in the Planning Area, with no 
overlay zoning. 

• Ensure resubdivisions are compatible with the existing lot pattern in the neighborhood. 
Discourage pipestem lots. 

The proposed subdivision is not in conflict with the East Rockville Neighborhood Plan or the 
Comprehensive Plan. Staff encourages the property owner (and his/her architect or builder, if 
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applicable) to review the draft East Rockville Design Guidelines and Standards at 
https://www.rockvillemd.gov/DocumentCenter/View/36928/East-Rockville-Design-Guidelines-
and-Standards-Final-Draft prior to starting design work for the two new single-unit detached 
houses. Staff is available to meet with the property owner and his/her representatives to 
discuss the guidelines. 
 

Historic Resources  
The existing house was evaluated for historic significance by the Historic District Commission 
(HDC) on October 17, 2019 and was found to not meet the criteria for historic designation. The 
property owner’s intention to demolish the existing house and subdivide the lot into two 
residential lots was included with the application materials.  
 

Forest Conservation  
The properties that make up the plat are subject to the Forest and Tree Preservation Ordinance 
(FTPO). A condition of approval has been recommended to require approval of a Natural 
Resources Inventory/Forest Stand Delineation (NRI/FSD) Plan prior to plat recordation. A Tree 
Save Plan for each lot will be required in coordination with permitting for construction. Staff 
has recommended a condition of approval that compliance with Zoning Ordinance Section 
25.21.21 (Tree Planting) be evaluated at the time of the Tree Save Plan review. This section 
requires the planting of street trees as well as three trees per lot (one tree in the front yard and 
two trees in the rear yard).  
 

Adequate Public Facilities  
The application is subject to the requirements of the Adequate Public Facilities Ordinance 
(APFO) and Adequate Public Facilities Standards (APFS). Section I.C.A of the APFS lists uses that 
are exempt from the school capacity and transportation tests, as these uses have been 
predetermined to have little or no impact on public facilities. This list includes “up to 3 housing 
units;” therefore the subject application is exempt from both tests.  
The proposal is not exempt from the final adequacy check for water and sewer capacity. 
Consultation with the Department of Public Works staff indicates that there are no impacts to 
water and sewer service in the area as a result of the resubdivision, and therefore no mitigation 
will be required.  
 

Zoning Compliance 
As per Sec. 25.21.04 of the Ordinance “a person cannot subdivide or resubdivide land within 
the city without the approval of the Planning Commission and the recording of a Final Record 
Plat among the land records of the County in accordance with the provisions of this Article.” 
Lots created by a Final Record Plat are evaluated by the applicable development standards for 
the zone in which they are located.  
 
The application proposes to resubdivide four existing 25-foot wide lots and create two new 
conforming record lots. Within the R-60 zone, new lots must be a minimum of 60 feet in width 
at the front setback line and contain a minimum of 6,000 square feet of land. Both proposed 
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lots meet these requirements.  
 
The Final Record Plat proposes resubdivision of existing record lots, and is therefore subject to 
Zoning Ordinance Section 25.21.22.b, which states that, “In any subdivision of developed or 
undeveloped lots within an existing residential area, the plat must maintain, to the extent 
feasible, the average area and frontage of existing lots within 500 feet of the proposed 
resubdivision. This requirement supersedes the minimum lot size and frontage requirements of 
the applicable zone, except where the average lot size or frontage requirements is smaller than 
the minimum requirements of the zone, in which case the minimum requirements of the zone 
apply.”  
 
The applicant has provided an assessment of properties located within 500 feet of the subject 
property (see Attachment B). Of the 103 lots assessed, 33 are corner lots and four lots have 
street frontages on three streets. These lots are generally larger in area and have at least one 
longer street frontage. The assessment also indicates that the neighborhood is made up of lots 
that have a wide variation in lot frontages, ranging from 37.5 feet to 60 feet and wider. 
Similarly, the lot areas in the surrounding neighborhood vary from slightly under the undersized 
minimum lot standard of 5,000 square feet to much larger. 
 
The results of the assessment show that the average frontage of residential lots within 500 feet 
is 71.50 feet, and that the average lot area of residential lots within 500 feet is 6,508 square 
feet. This compares with Lot 39, which has frontage of 61.58 feet and a lot area of 6,088 square 
feet and Lot 40, a corner lot which has frontage on Virginia Avenue of 69.68 feet and a lot area 
of 6,269 square feet.  
 
Although the original plat for Croydon Park consisted of 25-foot wide lots, lot purchasers could 
buy any number of lots on which to build a house. This has resulted in the variety of lot 
frontages and lot areas, with no predominant lot frontage or area that establishes a consistent 
lot pattern. 
 
In a two-lot subdivision in this configuration, the only adjustment that could be made is the 
placement of the lot line that separates the two new lots. While additional frontage along 
Virginia Avenue could be added to Lot 40, there is only 1.58 feet of available on Lot 39, as it 
must maintain a minimum of 60 feet. In addition, there is only 88 square feet of lot area 
available on Lot 39 above the minimum of 6,000 square feet. Therefore, in attempting to have 
one of the lots maintain the average frontage of surrounding lots (71.5 feet), the lot frontage 
on the other lot is reduced to the minimum and further away from the average lot frontage. 
Staff also notes that dividing the frontage along Virginia Avenue into two equal segments would 
reduce the lot frontage of the corner lot, thereby further reducing the buildable area already 
impacted by the front yard setbacks that apply to bother street frontages. Further, staff notes 
that the proposed lots are much closer to meeting the average lot frontage and lot area than 
the existing single lot, which has a frontage of 131.23 feet and an area of 12,350 square feet.  
Therefore, it is staff’s opinion that the proposed lots meet the average lot frontage and lot area 
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to the extent feasible, and are comparable to and compatible with the lots in the surrounding 
neighborhood. 
 

Community Outreach 
Public Notification of the Final Record Plat application was provided pursuant to the 
requirements of Section 25.21.11.d of the Zoning Ordinance. Mailed notification was provided 
by the applicant to all residents and property owners within the required 750-foot radius. Per 
Section 25.21.11 all interested parties are given 15 days from the date of the letter (November 
25, 2019) to provide comments. Additionally, mailed notification was made to the East Rockville 
Civic Association and the Charles Walk Homeowners Association. No posting of signs on the 
property is required. At the time the staff report was prepared (December 30, 2019), no written 
or verbal public comments have been received regarding this application.  
 

Recommendation 
Staff recommends approval of Final Record Plat PLT2020-00585, for the combination of the 
properties described thereon and creating two (2) new lots (Lots 39 and 40 of Block N of the 
Croydon Park subdivision), be approved subject to the conditions noted below. 
 

Conditions 
1. That the plat be revised to make modifications or additions, as may be identified by the 

Planning Commission.  

2. That the Final Record Plat be submitted in an appropriate electronic format as specified 

in Section 25.21.10.d of the Zoning Ordinance. 

3. The applicant must prepare and submit a Natural Resources Inventory/Forest Stand 
Delineation (NRI/FSD) for the site prior to plat recordation. During the permitting phase, 
the applicant is required to submit a Tree Save Plan for review and approval for each lot. 
The Tree Save Plan must also demonstrate compliance with Sec. 25.21.21 of the Zoning 
Ordinance regarding street trees and tree planting on each newly subdivided lot. 
Existing trees may count toward these requirements. 

4. That the applicant secure performance bonds, or an alternative, for installation of public 
facilities as may be required, prior to plat recordation.  
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Exhibit 1 
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Exhibit 2 
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Exhibit 3 
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Attachments 
Attachment 1.A.a: Application Materials (PDF) 
Attachment 1.A.b: Assessment of Lots Within 500 Feet (PDF) 
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Agenda Item #: A 
Meeting Date: January 8, 2020 
Responsible Staff: Andrea Gilles 

 

 
 

SUBJECT:  Public Hearing for the Park Road and North/South 

Stonestreet Avenue Area Comprehensive Master Plan 

Amendment 

 

 

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

Receive public testimony on the Public Hearing Draft of the 
Park Road and North/South Stonestreet Avenue Area Plan 
Amendment. Establish January 15, at close of business, as the 
close of public testimony. 
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Planning Commission Staff Report 

 
MEETING DATE: January 8, 2020 

   

REPORT DATE: December 30, 2019 

  

RESPONSIBLE STAFF: Andrea Gilles, AICP, Principal Planner 

Comprehensive Planning, 240.314.8272 

agilles@rockvillemd.gov 

  

SUBJECT:  Public Hearing for the Park Road and 

North/South Stonestreet Avenue Area 

Comprehensive Master Plan Amendment 

  

DISCUSSION: 
At its meeting on January 8, 2020, the Planning Commission will hold a public hearing to receive 
testimony on the Park Road and North/South Stonestreet Avenue Area Comprehensive Master 
Plan Amendment (Attachment A).  The draft Plan Amendment 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, and the 2007 Lincoln Park Neighborhood Plan. 
 
Background  
This proposed plan amendment addresses one of the five key opportunity areas identified in 
the 2018 Stonestreet Corridor Study, which can be viewed on the City’s website at 
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http://www.rockvillemd.gov/2004/Stonestreet-Corridor. The subject area, which is Opportunity 
Area #1 in the Study, is comprised of approximately six acres and is generally located around 
the intersection of Park Road and North Stonestreet Avenue, between the rail lines to the west 
and North Grandin Avenue to the east.  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.  Maps of the 
subject area can be found in Attachment A. 
 
The Planned Land Use map from the 2004 East Rockville Neighborhood Plan 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 address some of the housing demand pressures that the east side of the city is 
currently experiencing. 
 
Input for this area from the public process for the Stonestreet Corridor Study revealed general 
support for setting a framework for redevelopment that would promote 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. 
 
Staff Recommendation  
Staff recommends that the Planning Commission:  

1) Hold the public hearing on January 8; 
2) Keep the public record open until close of business on January 15, one week after the 

public hearing; and  
3) Plan to hold a work session on February 12 to review public testimony, evaluate any of 

staff’s recommended changes based upon the public feedback, and direct staff to make 
any other changes to the amendment for the development of the Commission’s 
recommendation. 

 
PUBLIC OUTREACH: 

Development of the Stonestreet Corridor Study was a community-focused process. The 
recommendations in the Study, including those presented in this draft plan amendment, were 
developed during that process through community participation, and were reviewed multiple 
times by participants. In addition, staff visited neighborhood association meetings with East 
Rockville and Lincoln Park, and conducted direct outreach to businesses in the Stonestreet 
corridor, to ensure that the residential and business community was aware of the process and 
that the city sought their participation. 
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In addition to the Stonestreet Corridor Study, the land use changes were discussed with the 
community as part of the Rockville 2040 Comprehensive Plan engagement process.  Staff 
attended neighborhood association meetings to provide updates on recommendations 
included in both the city-wide Land Use Element and the neighborhood-specific Planning Area. 
 
The draft plan amendment was submitted to the Maryland State Clearinghouse for review on 
October 30, 2019 which meets the State requirement of submitting draft plans at least 60 days 
prior to the Planning Commission scheduled public hearing. On that same day, the draft document 
was circulated to representatives from surrounding jurisdictions, Montgomery County Public 
Schools (MCPS), the Washington Metropolitan Area Transit Authority (WMATA), and Rockville 
Economic Development, Inc. (REDI).  The document, along with the ways in which to provide 
testimony, was also sent to representatives of the East Rockville and Lincoln Park civic associations 
and community members involved in the Stonestreet Corridor Study process. A Notice of Public 
Hearing was published in the Washington Post on December 18, 2019. The December 2019 edition 
of Rockville Reports also included an article about the upcoming public hearing. 
 

NEXT STEPS: 
The next steps in the plan amendment process are as follows: 

1. The Planning Commission will receive public testimony through the end of the public 
comment period; 

2. Staff will provide all public testimony to the Planning Commission, and both organize 
and summarize it for discussion at the Planning Commission work session; 

3. The Planning Commission will hold a work session on February 12, 2020 to review 
testimony and make any final revisions to the draft plan amendment; and 

4. The Planning Commission will approve its recommended amendment and transmit it to 
the Mayor and Council, who will then begin its review and decision process. 

 

Attachments 
Attachment 2.A.a: Park Road and North/South Stonestreet Avenue Area Plan Amendment 
Draft (PDF) 
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1.1  SUMMARY

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).

1.2  BACKGROUND
On February 6, 2017, the Mayor and Council 
approved a Scope of Work for the Stonestreet 
Corridor Study, which was completed in July 2018.  
The 2018 Study area included approximately 145 
acres of land, generally encompassing the east 
and west sides of North and South Stonestreet 
Avenues, from the northern boundary at Westmore 
Road, south to where South Stonestreet Avenue 
terminates. The process for the 2018 Study was 
community-driven and resulted in recommendations 
for land use, zoning, and infrastructure in five key 
opportunity areas within the Corridor.  

This plan amendment area (subject area) was one 
of the five key opportunity areas identified by the 
2018 Study (see Map 2, Area 1). On August 1, 2018, 
the Mayor and Council directed staff to expedite 
three of the five opportunity areas: the MCPS and 
County sites (Area 2); the North Stonestreet Avenue 
infrastructure improvements (Area 4); and the Park 
Road and South Stonestreet Avenue infrastructure 
improvements (Area 5).  At that time, it was also 

Map 1:  Subject Area Aerial + Existing Land Uses
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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.  

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 

called for changes to the North Stonestreet Avenue 
corridor. They sought to add community-serving 
uses to the existing light industrial base, south of 
Howard Avenue, and to improve the infrastructure 
for pedestrians to establish greater compatibility 
with the adjacent neighborhoods. 

The 2004 ERNP described in detail a redevelopment 
concept for North Stonestreet Avenue that was 
"to transform the corridor into a mixed-use area of 
neighborhood serving retail, residential and small-scale 
office uses" (pages 17-19).  It also included guidance 
about new development taking advantage of the 
area's location next to a transit stop (page 24).  The 
2004 ERNP was frank about the contrast between 
the vision for the corridor and its existing conditions.  
The plan stated that the preferred approach for the 
existing service industrial businesses was that they 
be grandfathered and not displaced, and that certain 
incentives should be considered to motivate upgrades 
to service industrial properties that would be in line 
with plan objectives (page 19).

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 
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subject area were designated for detached residential 
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 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, over-
grown 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.

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 

Park Road viewing west, near S. Stonestreet Ave

Park Road at N. Stonestreet Ave

N. Stonestreet Ave near the Park Road intersection
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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. 

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 Crowded sidewalk on N. Stonestreet Ave Improvements on S. Stonestreet Ave near Metro
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Park Road & North Stonestreet
Scale: 1” = 100’

0’ 50’ 100’ 150’December 5, 2017

CONCEPTUAL DEVELOPMENT PLAN STONESTREET CORRIDOR STUDY
SITE PLANNING & URBAN DESIGN STUDIES
City of Rockville Community Planning & Development Services
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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 
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P Off	Street	Surface	Parking	Areas 
P	 Parking	Garage

Figure 1:  Subject Area Conceptual Example Scenario

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.

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.
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1.6	 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 multiple-
unit 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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The numbers to follow correspond to the numbers on Maps 3 and 4 below.

Amend the Land Use from Mixed Use Development (MUD) to Office or Retail (OR) to promote 
walkable retail, office, and services uses.
•	 In addition to office and retail, artisan and craft/maker spaces are also encouraged at this location.
•	 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.

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.

Amend the Land Use from Det ached 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.

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 single-
family homes, including duplexes, triplexes, fourplexes, and rowhouses.
•	 A small multiplex with up to 6 units may be appropriate at the southeast corner of Park Road 

and South Stonestreet Avenue and on the north side of Park Road if the building fronts on Park 
Road. The building should blend well with the surrounding residential detached neighborhood, 
transition well in scale, mass, and height to surrounding homes, provide enhanced connections 
to the Rockville Metro Station, and limit curb cuts on Park Road so as to focus vehicular access 
and parking to the rear of the building. 

•	 For all other areas, all housing types included in the RA category are recommended except the 
multiplex with up to 6 units. 

1

2

3

4
ROCKVILLE

PIKE

CSX - RAIL

W
M

ATA - M
ETRO - RED LINE

S
S

TO
NESTR

EE
T

AVE

N
 G

R
A

N
D

IN
 AVE

VIR
G

IN
IA AVE

S HORNERS

N STO
NESTREET AVE

GRANDIN
AVE

CROYDON AVE

PARK RD

ENGLAND TER

WOODLAND RD

READING TER

HIGHLAND AVE

355

The
Promenade

Mary
Trumbo

Park

Rockville

Park Road Plan Amendment Area

City Parkland

Proposed Land Use Designations
RA - Residential Attached
RRM - Retail Residential Mix
OR - Office or Retail

Map 4: Land Uses as Proposed

1 2 3
4

4

Map 3:  Land Uses as Currently Adopted

ROCKVILLE
PIKE

CSX - RAIL

W
M

ATA - M
ETRO - RED LINE

S
S

TO
NESTR

EE
T

AVE

N
 G

R
A

N
D

IN
 AVE

VIR
G

IN
IA AVE

S HORNERS

N STO
NESTREET AVE

GRANDIN
AVE

CROYDON AVE

PARK RD

ENGLAND TER

WOODLAND RD

READING TER

HIGHLAND AVE

355

The
Promenade

Mary
Trumbo

Park

Rockville

Park Road Plan Amendment Area

City Parkland

Proposed Land Use Designations
RA - Residential Attached
RRM - Retail Residential Mix
OR - Office or Retail

Land Use as Currently Adopted
DRH - Detached Residential
(High Density Over 4 Units / Acre)
MUD - Mixed Use Development
PPOS - Public Park and Open Space

City Parkland

Park Road Plan Amendment Area

1 2 3
4

4

2.A.a

Packet Pg. 53

A
tt

ac
h

m
en

t 
2.

A
.a

: 
P

ar
k 

R
o

ad
 a

n
d

 N
o

rt
h

/S
o

u
th

 S
to

n
es

tr
ee

t 
A

ve
n

u
e 

A
re

a 
P

la
n

 A
m

en
d

m
en

t 
D

ra
ft

  (
28

60
 :

 P
ar

k 
R

o
ad

 a
n

d
 N

o
rt

h
/S

o
u

th
 S

to
n

es
tr

ee
t



8Park Rd and N/S Stonestreet Ave Area Comprehensive Master Plan AmendmentPublic Hearing Draft  l  October 28, 2019

C.  Design Guidance

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.

2.A.a

Packet Pg. 54

A
tt

ac
h

m
en

t 
2.

A
.a

: 
P

ar
k 

R
o

ad
 a

n
d

 N
o

rt
h

/S
o

u
th

 S
to

n
es

tr
ee

t 
A

ve
n

u
e 

A
re

a 
P

la
n

 A
m

en
d

m
en

t 
D

ra
ft

  (
28

60
 :

 P
ar

k 
R

o
ad

 a
n

d
 N

o
rt

h
/S

o
u

th
 S

to
n

es
tr

ee
t



Park Rd and N/S Stonestreet Ave Area Comprehensive Master Plan Amendment9 Public Hearing Draft  l  October 28, 2019

Map 6:  Potential Zoning Recommendations

D.  Implementation:  Zoning

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, neighborhood services, and artisan/craft manufacturing. 

•	 Artisan and craft/maker manufacturing spaces are light-impact uses that have their 
operations generally enclosed within a building and produce little-to-no noise, vibrations 
or fumes outside of the building.

•	 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.
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Agenda Item #: A 
Meeting Date: January 8, 2020 
Responsible Staff: Clark Larson 

 

 
 

SUBJECT:  Rockville 2040 Comprehensive Plan Update, Volume II - 

Planning Areas Initial Staff Draft: Review of Planning Areas 1 

(Town Center), 7 (Montgomery College Area), 9 (Rockville 

Pike), and 11 (Woodmont) 

 

 

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

Staff recommends that the Planning Commission continue 
review of the Initial Staff Draft of the Comprehensive Plan, 
Volume II - Planning Areas, beginning with Planning Area 1 
(Town Center) and continuing with Planning Area 7 
(Montgomery College Area), 9 (Rockville Pike), and 11 
(Woodmont) as time allows, instructing staff to make any 
modifications. 
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Planning Commission Staff Report 

 
MEETING DATE: January 8, 2020 

  

REPORT DATE: December 20, 2019 

  

RESPONSIBLE STAFF: Clark Larson, AICP, Senior Planner 

Comprehensive Planning, Planning and Development Services 

240.314.8225          CLarson@rockvillemd.gov 

  

SUBJECT: Rockville 2040: Initial Staff Draft of the Comprehensive Plan, Volume 

II - Planning Areas 

 

DISCUSSION 
This memorandum presents the Initial Staff Draft for Volume II of the Comprehensive Plan 
update, covering the city’s seventeen planning areas, and is a continuation of the review for 
Volume II from the Planning Commission meeting on December 11, 2019. Volume II is written 
as a supplement to Volume I, which is the broader citywide policy document comprised of the 
Plan elements. The Volume II draft is available for review as an attachment to the December 11, 
2019 Planning Commission meeting agenda. 
 
The purpose of this review is for the Planning Commission to reach a level of confidence that 
Volume II is ready to be released for oral and written public testimony. The Commission’s 
direction for changes will result in a revised document, which will be the Planning Commission 
Public Hearing Draft for the Comprehensive Plan, Volume II. 
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As with Volume I of the Comprehensive Plan draft, Volume II is the result of extensive 
community input that was gathered over a multi-year period, through the Rockville 2040 
process. Many hundreds of residents, business owners, employees and others participated in 
the process and helped to generate the policies and recommendations in Volume II. Rockville 
2040 included 35 listening sessions that were held throughout the city (including at least one in 
every planning area), citywide meetings that brought more refinement to the plan, and many 
follow-up meetings with various neighborhoods and other stakeholders. The public 
engagement process is discussed in more detail in the Introduction to Volume I and described 
below for each planning area scheduled for discussion at this meeting. 
 
A side-by-side comparison of the boundaries from 2002 and the current draft, requested by the 
Planning Commission at the December 11 meeting, is included as Attachment A. For a more 
thorough overview of the draft Volume II: Planning Areas and the Planning Area boundaries, 
see Agenda Item 3.A of the December 11 staff report at: 
https://www.rockvillemd.gov/AgendaCenter/ViewFile/Agenda/_12112019-5763. 
 
Planning Areas to be Discussed at the January 8 Meeting 
 
As the Planning Commission did with its review of Volume I, the elements, staff recommends 
that the Commission review the planning areas in a series of meetings due to the large amount 
of content. The Commission began its review on December 11, 2018 by reviewing Planning 
Areas 3, 5 and 13.  
 
Staff suggests that, at the January 8 meeting, the Planning Commission review the following 
portions of Volume II: Planning Area 1 (Town Center); and, as time allows, continue with 
Montgomery College Area (Planning Area 7); Rockville Pike (Planning Area 9); and Woodmont 
(Planning Area 11). 
 
Town Center (Planning Area 1) 
 
The Town Center Master Plan was adopted in 2001 and the 2002 Comprehensive Master Plan 
adopted the 2001 Town Center Master Plan and its recommendations by reference. This draft 
Volume II continues the practice of defining Town Center as Planning Area 1. It also adopts the 
2001 Town Center Master Plan by reference, except that policies in the draft plan supersede 
any policies that conflict with those in the 2001 Town Center Master Plan. The Planning Area 
language also recommends that, as a key implementation step, adoption of the new 
Comprehensive Plan should be followed by an initiative and community engagement process to 
update the Town Center Master Plan. 
 
Public Engagement for this Planning Area 
To obtain input for the draft update, two listening sessions for the entire Planning Area 1 (one 
during the day and one during the evening) were held on December 8, 2015; and an additional 
input session was held for Americana Centre residents on February 25, 2016. As an indication of 
Town Center’s importance to the entire city, topics relating to Town Center were also raised by 
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residents in many of the other listening sessions that were held throughout Rockville, as well as 
at the citywide forums and open houses.  
 
The community was also provided an opportunity to provide input at a Mayor and Council 
Town Hall meeting in October 2018. The Mayor and Council followed up that meeting by 
holding discussions, in November 2018 and March 2019; and then directing that staff bring in 
an Urban Land Institute (ULI) Technical Assistance Panel (TAP), to offer recommendations to 
address challenges. The TAP process included interviews with key Town Center residents, 
property owners, business owners, and cultural organizations. The July 2019 TAP presentation, 
and October 2019 final report, included recommendations for strengthening the market 
position of Town Center. 
 
All the community engagement, public discussions, Mayor and Council discussions, staff 
analysis, and expert recommendations provided input to the draft for Planning Area 1 – Town 
Center. 
 
Policies Superseded by the Draft Comprehensive Plan 
The draft Planning Area 1 of Volume II does not include the detail that the Town Center Master 
Plan covers by way of background information, planning policies, regulatory recommendations, 
or implementation strategies. Some recommendations from the 2001 Master Plan have been 
accomplished and others have yet to come to fruition, yet much of the Plan remains relevant 
and is therefore adopted by reference, in Volume II, as the city policy for this planning area. 
 
After considering public input from the Rockville 2040 public engagement process, and new 
understanding of Town Center’s current and future circumstances, staff recommends that the 
following policies in the 2001 Town Center Master Plan be superseded by the Planning Area 1 
draft in Volume II: 
 

• The concept of a linear green park between MD-355 and the Metrorail tracks, north of 
Park Road, from the 2001 Plan is no longer supported by the draft Comprehensive Plan. 
These properties, including a surface parking lot owned by WMATA and other small 
commercial parcels, are now recommended for commercial development under the OR 
(Office and/or Retail) land use designation. Continued use of the property for WMATA’s 
operational use, including parking or improvements to transit services, is not limited by 
the OR designation. 

• As directed by the Planning Commission during the discussion of the Volume I Land Use 
Element, the properties identified as “Area A3” in Planning Area 1 are designated for a 
major civic green surrounded by mixed-use development. This concept would supersede 
the office and public land uses adopted in the 2001 Town Center Master Plan’s 
Proposed Land Use Map. Staff will wish to revisit the decision to designate the whole 
area in this manner during the January 8th meeting. 

• The Land Use Policy Map of the draft Comprehensive Plan, shown in detail for Planning 
Area 1, supersedes the Proposed Land Use Map of the Town Center Master Plan in its 
entirety. However, except for those areas identified above, the changes are largely 
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those of terminology and map color rather than of allowable land uses or development 
intensities. 

• All zoning map and zoning ordinance recommendations of the Town Center Master Plan 
are either already implemented, negated by subsequent zoning amendments, or are 
superseded by the Planning Area 1 draft of Volume II. Design Guideline 
Recommendations, however, should be considered as part of an update to the Town 
Center Master Plan, an effort recommended by the draft Comprehensive Plan. 

 
Changes to the Initial Staff Draft for Planning Commission Consideration 
The draft Land Use Policy Map for Planning Area 1 in the Initial Staff Draft of Volume II reflects 
the land use policies of the Land Use Element in Volume I. While drafting the planning areas for 
Volume II, and considering their policy implications since the Commission’s last review of the 
Land Use Element, staff has developed a list of recommended changes to the Land Use Policy 
Map that the Planning Commission may consider. These changes include: 
 

• Change the land use designation for the commercial properties on the east side of MD-
355 (Hungerford Road), north of The Fitz condominiums, as well as the ‘triangle’ of 
properties south of the intersection of N. Washington Street and Hungerford Road, from 
R (Retail) to OR (Office and/or Retail). This change would allow more flexibility in the 
zoning district that would implement this land use designation and, therefore, a wider 
range of potential development options on these sites than was previously envisioned. 

• Change the land use designation for the WMATA property on the west side of the 
Rockville Metro Station, as well as the two private properties across Church Street from 
the WMATA property, from O (Office) to ORRM (Office Residential Retail Mix). This 
change would allow more flexibility in the zoning district that would implement this 
designation and, therefore, a wider range of potential development options on these 
sites than was previously envisioned. 

• Add a ‘Potential Park’ asterisk along the future extension to Maryland Avenue to make 
clear the city’s policy to establish a small urban park in this portion of Town Center. The 
asterisk would also continue the recommendation for a small green space from the 
2001 Town Center Master Plan, where it included a small green rectangle for “Urban 
Open Space” at the northern extent of the future extended Maryland Avenue. 

 
Montgomery College Area (Planning Area 7) 
 
There is no neighborhood plan for this newly formed planning area and the 2002 
Comprehensive Master Plan includes only passing reference to this highly active area that was, 
at that time, part of Planning Area 5 (Woodley Gardens and College Gardens).  
 
Public Engagement for this Planning Area 
A listening session for Montgomery College faculty and staff was held in 2016. On the advice of 
staff, the “listening session” for the students was in the form of staffing a table at the student 
activities fair, where planning staff was able to engage with more than 50 students. This initial 
engagement was followed by numerous meetings with senior administrators and campus 
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planners for city staff to learn more about the needs of the college, including the need for more 
accessible affordable housing, improved transportation options, amenities that would 
complement the college functions, and better integration with the rest of the city, including 
Town Center. The language relating to the college in this planning area draft was discussed 
directly with key college staff. Staff also met with the Montgomery County Public Schools Real 
Estate team and owners of private properties within the planning area. 
 
Rockville Pike (Planning Area 9) 
 
Public Engagement for this Planning Area 
The Rockville Pike Neighborhood Plan was adopted in 2016. As this plan is so recent, the 
Volume II draft for Planning Area 9 adopts the 2016 Plan policies and recommendations by 
reference, with some changes based on input from stakeholders during the Rockville 2040 
public engagement process as well as status changes to large development projects in the Pike 
corridor. A listening session was held for Planning Area 9 at City Hall on December 3, 2015. 
 
Changes to the Initial Staff Draft for Planning Commission Consideration 
The draft Land Use Policy Map for Planning Area 9 in the Initial Staff Draft of Volume II reflects 
the land use policies of the Land Use Element in Volume I. While drafting the planning areas for 
Volume II and considering their policy implications since the Commission’s last review of the 
Land Use Element, staff has developed a list of potential changes to the Land Use Policy Map 
that the Planning Commission may consider. These changes include: 
 

• Change the land use designation for all properties on the east side of MD-355 (Rockville 
Pike) shown in the Initial Staff Draft as R (Retail) to the OR (Office and/or Retail) land use 
designation. This change would allow more flexibility in the zoning district that would 
implement this designation and, therefore, a wider range of potential development 
options on these narrow sites than was previously envisioned. Staff believes that, while 
retail uses are most likely on these sites due to their narrow configuration, there is no 
reason to eliminate the possibility of office uses, especially since some sites are 
currently occupied by office uses now. 

• Change the land use designation for the properties shown as P (Park), south of the 
Twinbrook Metro Station, to ORRM (Office Retail Residential Mix) and add a ‘Potential 
Park’ asterisk in its place. This change would signal the city’s desire to establish a small 
urban park in this area as part of future redevelopment (and as recommended in the 
Rockville Pike Neighborhood Plan), under the ORRM land use designation and 
subsequent zoning, while not specifying any particular site, and thereby limiting 
redevelopment potential of any specific sites. 

• Add a ‘Potential Park’ asterisk along the Congressional Lane right-of-way between 
Rockville Pike and East Jefferson Street to signal the city’s intention to establish a small 
urban park somewhere in the area as part of future redevelopment of property on the 
north or south side of this block of Congressional Lane. This change would reflect the 
recommendation and approach adopted in the Rockville Pike Neighborhood Plan, which 
calls for a small park on the west side of MD 355, in the South Pike area. 
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Woodmont (Planning Area 11) 
 
There is no neighborhood plan for this newly formed planning area and the 2002 
Comprehensive Master Plan includes only passing reference to this area that was then a part of 
Planning Area 11 (North Farm). Discussion of this site in the 2002 plan was in Chapter 2, the 
chapter on Land Use, which designated the Woodmont Country Club property as a Critical Site. 
The majority of Woodmont Country Club is now proposed as its own planning area, with the far 
eastern edge still in the Rockville Pike Planning Area (#9).  
 
Public Engagement for this Planning Area 
Staff held a listening session for Planning Area 11 during the initial community engagement 
process for the plan. North Farm neighbors attended, but no representatives from Woodmont 
County Club came. As such, staff met multiple times with club member representatives and the 
General Manager, as part of both the Rockville Pike Neighborhood Plan process and the 
Rockville 2040 process, to understand their views for both portions of the property. 
 

STAFF RECOMMENDATION 
As indicated above, staff recommends that, at the January 8 meeting, the Planning Commission 
review the draft Planning Area 1 (Town Center) and, as time allows, continue with Planning 
Areas 7 (Montgomery College Area), 9 (Rockville Pike), and 11 (Woodmont), providing direction 
to staff on any modifications. These areas are well-suited to be discussed together due to their 
connectivity and geographic proximity along Maryland Route 355 (Rockville Pike/Hungerford 
Drive). 
 
As a reminder, during review of the Initial Staff Draft of Volume II, the Planning Commission 
may direct staff to make any changes it deems necessary prior to its public release. 
Commissioners are encouraged to bring to the meeting on January 8 their copies of the Volume 
II Initial Staff Draft and the ULI Technical Assistance Panel Report, Rockville Town Center: 
Strengthening Its Vitality. 
 

PUBLIC OUTREACH 

The Initial Staff Draft of the Comprehensive Plan, Volume II: Planning Areas is the result of 
extensive community input that was gathered over a multi-year period, through Rockville 2040. 
This overall public engagement process has been described more thoroughly in previous staff 
reports on the Volume I draft.  
 
Many of the policy ideas for these planning areas stem from listening sessions held in each of 
the city’s planning areas, as well as with specific stakeholder groups (e.g., high school students, 
Montgomery College, seniors, etc.). They also came from subsequent citywide meetings and 
follow-up neighborhood and stakeholder meetings. Information on public outreach and the 
planning process is available at https://www.rockvillemd.gov/203/. The public engagement 
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process for each of the planning areas to be reviewed at the January 8 meeting are described 
above, in the Discussion section of this report. 
 
Outreach and public engagement will continue through the end of this process. It will include 
visits to community and neighborhood associations and electronic outreach in advance of 
public hearings. When the Planning Commission has completed its review of Volume II, staff will 
recommend that the Commission set a public hearing date (or dates), which will provide the 
community its next formal opportunity to provide input, this time directly to the Planning 
Commission. 
 

BOARDS AND COMMISSIONS 
City boards and commissions participated in many of the meetings held during the Rockville 
2040 process; and city staff have attended various meetings of boards, commissions and other 
organizations (e.g., Rockville Housing Enterprises, Rockville Chamber of Commerce, Rockville 
Asian Pacific Task Force, Rockville Senior Citizen Commission, Rockville Environment 
Commission, Rockville Economic Development, Inc., etc.) to share plan update progress and 
obtain input. The Planning Commission also invited Chairs of boards and commissions to work 
sessions during the review of Volume I, to participate in discussions of relevant elements.  
 

NEXT STEPS 
Additional meetings will be held in January and February to review the remaining draft planning 
areas. Based on discussion with the Commission on December 11, 2019, the following dates 
were chosen for this preview, though are subject to change at the Planning Commission’s 
discretion. 
 

• Wednesday, January 8, 2020 (Regular Planning Commission Meeting) – this meeting 

• Wednesday, January 15, 2020 (Special Meeting) 

• Wednesday, January 22, 2020 (Regular Planning Commission Meeting) 

• Wednesday, February 5, 2020 (Special Meeting) 

• Wednesday, February 12, 2020 (Regular Planning Commission Meeting) 
 
Staff anticipates that the outcome of the Planning Commission’s review of Volume II, including 
the direction for revisions, will be the Planning Commission’s Draft Volume II for Public Hearing. 
Consistent with State law, the Commission will set public hearing dates to take place at least 60 
days after release of the document and submission of a draft to the State of Maryland and 
surrounding jurisdictions, and invite both oral and written testimony from the community. 
 
After the Planning Commission has considered the testimony received on the public hearing 
draft and directed staff to make any desired changes, the planning areas of Volume II will be 
joined with the citywide elements of Volume I for a complete Planning Commission 
Recommended Draft Comprehensive Plan and then transmitted to the Mayor and Council for 
review and action. 
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The anticipated schedule following the release of the Draft Volume II for Planning Commission 
Public Hearing is outlined below: 
 

• February to April 2020 – 60-day state-mandated review period. Meetings with 
community and neighborhood associations and electronic outreach in advance of public 
hearings. 

• April to May 2020 – Public comment period and public hearings. 

• Early Summer 2020 – Planning Commission work sessions to review public testimony.  

• Summer 2020 – Staff finalizes edits to Volumes I and II based on Planning Commission 
direction; Planning Commission transmits its recommended Comprehensive Plan, 
Volumes I and II, to the Mayor and Council for its review and final action. 

 

Attachments 
Attachment 3.A.a: Comparison of Planning Area Boundary Maps (PDF) 
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Comparison of Planning Area Boundaries 

 

Current Planning Areas from 2002 Comprehensive Master Plan          Planning Areas from Rockville 2040 Comprehensive Plan Update 
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