PLANNING COMMISSION
Wednesday, August 8, 2018
7:00 PM

Rockville City Hall
Mayor and Council Chambers
Meeting No. 13-2018

AGENDA
Gail Sherman, Chair
Don Hadley
Charles Littlefield
Sarah Miller

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

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

1.

Review and Action
A.

Level 2 Site Plan STP2018-00354 - for Construction of a 1,503 Square
Foot Garage Building in the MXT (Mixed-Use Transition) Zone at 107
West Jefferson Street; Alvin Aubinoe, Applicant.
Attachments: Site Plan Landscape

2.

Discussion
1.

3.

Rockville 2040 Comprehensive Master Plan: Proposed Structure and
Schedule

Commission Items
A.

Staff Liaison Report

B.

Old Business C. New Business

Planning Commission

D. Minutes Approval
1.

Planning Commission – Regular Meeting – July 25, 2018

2.

Planning Commission - Regular Meeting -January 24, 2018

3.

Planning Commission -Regular Meeting -February 14, 2018

E. FYI/Correspondence
4.

Adjourn

August 8, 2018

Planning Commission

August 8, 2018

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
August 8, 2018
Nicole Walters

SUBJECT:

Level 2 Site Plan STP2018-00354 - for Construction of a
1,503 Square Foot Garage Building in the MXT (Mixed-Use
Transition) Zone at 107 West Jefferson Street; Alvin
Aubinoe, Applicant.

RECOMMENDATION

Approval, subject to the findings and conditions noted in the
staff report.

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

Level 2 Site Plan STP2018-00354

Location:

107 West Jefferson Street

Staff:

Nicole Walters
Planning Division
240-314-8215
nwalters@rockvillemd.gov

Applicant:

Alvin Aubinoe
107 West Jefferson Street
Rockville, Maryland 20850

Filing Date:

May 15, 2018

Exhibits:

1. Site Plan
2. Aerial Map
3. Planned Land Use Map
4. Zoning Map

Attachments: 1. Applicant’s submission materials
2. Amended Landscape Plan
3. MXT Design Guidelines
4. Pre-Application Area Meeting Materials
5. Post- Application Area Meeting Materials
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Background
The property, located on the north side of West Jefferson Street between South Adams Street (east) and
South Van Buren Street (west), is the site of the Luckett House, which was constructed in the late 1800s.
The former residence, which contains approximately 2,600 square feet of gross floor area, was most
recently used as a law office. The property is within the West Montgomery Avenue Historic District, and
any improvements made to the structures and site are subject to review and approval by the Historic
District Commission (HDC).
The property is zoned MXT (Mixed-use Transition), and was rezoned to the then O-2 (Transitional Office)
Zone in April 1976, by action of the Mayor and Council. The approval of Use Permit Application U-41-76
by the Planning Commission on June 18, 1976, allowed for the conversion of the dwelling into a
professional office use. The property originally had a large stable and another building behind the house.
Sometime after 1924, the stable was replaced with a parking lot, with an entrance from Jefferson Street,
to serve the clients of the law office. When the law offices were approved in 1976, the demolition of the
stable was also proposed.
The property was recently purchased by Aubinoe Management, an established property maintenance
company that specializes in commercial, residential, and homeowner association properties throughout
the Washington, D.C. area. They will be relocating their offices, currently in downtown Bethesda, to the
subject property. The house will serve as an office and place for meeting with clients of the company.

Project Description
The applicant seeks approval to construct a new detached one-story, 4-car garage at the rear of the
property. The garage will be located directly behind, and perpendicular, to the former house. Vehicular
access to the garage will be through four (4) barn-style garage doors located on the east side of the
building. The garage will have four evenly spaced windows on the west side and two windows on the
north and south sides. An entry door will also be located on the south side of the garage. The building
will mimic the main building’s details inclusive of working shutters. Landscaping will be installed at the
entry to the rear of the property to soften and conceal some of the new construction (Attachment 1).
Use of the garage will be to store company vehicles that will remain on-site overnight. If necessary, the
garage will store any equipment related to the services that the company provides. The applicant
affirms that the garage will not store hazardous materials.
Proposed garage dimensions are: 59’4” wide by 25’4” deep by 15’6½” tall to the midpoint of the roof (or
19’6½” high to the peak of the roof). The proposed floor area is 1,503 square feet.
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Proposed Garage
Per Section 25.05.07.c.1 of the Zoning Ordinance, when the Chief of Planning determines that a
requested change is too significant to be a minor change but is not so substantial as to require
an entirely new application for approval, the requested change is considered a Major Site Plan
Amendment and must be reviewed and approved by the original Approving Authority (in this
case the Planning Commission) as an amendment to the original development approval. Based
on this determination the Site Plan Application is being processed as a Level 2 Site Plan.
Following this application, the applicant will be required to go back to the Historic District
Commission for a Certificate of Approval for the 4-car garage.

Site Description
Master Plan Land Use:
Zoning District:
Existing Use:
Parcel Area:
Subdivision:
Building Floor Area:
Building Height:
Parking:

Public Office
Mixed-Use Transition (MXT)
Office
32,598 square feet
Original Town of Rockville
1,503 square feet
15’ 6½ inches to the mid-point of the roof; 19’ 6 ½ inches to the peak
Minimum required: 9 spaces; 19 spaces provided

Surrounding Land Use and Zoning

North

Zoning
MXT (Mixed-Use

Planned Land Use
Public Institutional

Existing Use
Church
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Transition)
MXT (Mixed-Use
Transition)
MXT (Mixed-Use
Transition)

East
South

West

MXT (Mixed-Use
Transition)

Public Office

Office

PO/PRSFD/PPOS

Office, Single Family,
Public Park, and Open
Space
Church

Public Institutional

Previous Related Actions
•
•
•
•

•

Map Amendment Application M-2-75, for rezoning from the R-90 Zone to the former O-2
(Transitional Office) Zone. Approved by Mayor and Council adoption of Ordinance No. 12-76 on
April 12, 1976.
Use Permit Application U-41-76 for the conversion of the dwelling to professional office use.
Approved by the Planning Commission on June 23, 1976.
Historic District Commission Application HDC2016-00784 - Courtesy Review for a 6-car garage
and other site improvements.
Historic District Commission Application HDC2017-00835 - Certificate of Approval to reconfigure
the existing driveway, add a one-way circular driveway and adjacent accessible parking, add a
new curb cut on West Jefferson Street, add pervious pavement, and install new landscaping.
Approved by the HDC on March 17, 2017.
Minor Site Plan Application STP2017-00297- allowed for the removal of a portion of the existing
driveway along the eastern property line, installation of a one-way circular driveway with
adjacent handicap parking space, and reconfiguration of the existing parking lot. Additional site
improvements include landscape changes. Approved by the Chief of Zoning on February 2, 2017.

Project Analysis
Master Plan
Land Use Designation
The 2002 Approved and Adopted City of Rockville Master Plan Land Use Map (Exhibit 3),
indicates that this property is classified as Preferred Office (PO).
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Master Plan Compliance
The subject property is located in Planning Area 4, West End-Woodley Gardens East/West
Neighborhood. The Master Plan Planned Land Use Map acknowledges this, and recommends
the property for Office Uses, which is consistent with the current use of the property.
The 1989 Planning Area 4 neighborhood plan recommended office use for the property and
confirmed the then O-2 Zone as appropriate for the site.
Infrastructure/Adequate Public Facilities Standards (APFS)
Roads and Transportation
This application proposes the addition of a 4-car parking garage at the rear of the property,
where it is already improved with surface parking spaces. The new garage is considered an
ancillary structure to the main building. Since the application proposes no change to the existing
building or use of the property, there is no transportation impact.
Water and Sewer
This application is to add a 4-car garage structure at the rear of the property. The garage will
have no impacts on water and sewer service.
Schools
The proposed building is associated with a nonresidential use; therefore, no impact will be
placed upon the school system.
Transportation and Circulation
Parking
Parking for the site is based on the requirement for office use. The building is approximately
2,600 square feet. The Zoning Ordinance requires one (1) space per 300 gross square feet,
including cellars or basements intended for occupancy. Based on that requirement, nine (9)
parking spaces are required. After completion of the 4-car garage, a total of 19 parking spaces
will be provided on-site.
Access
Vehicular access to the site is from West Jefferson Street.
Traffic
This application is to add a 4-space garage structure at the rear of the property. The new garage
is considered an ancillary structure to the main building. Since the application proposes no
change to the existing use, there is no change in traffic impact.
Bicycle/Pedestrian Access
Since the application proposes no changes to change the existing office building, no new bicycle
parking spaces are required. The applicant has made updates to the pedestrian access to the
existing building via STP2017-00297.
Transit
The site is located within approximately 0.5-mile walking distance from the Rockville Metrorail
station. Bus Service is provided along West Jefferson Street via Montgomery County’s Ride-On
system. Ride-On Routes 54 and 63 serves the nearest stop.
Historic Resources
The property is located within the West Montgomery Avenue Historic District.
On February 18, 2016, the Historic District Commission approved exterior work to the former
residence per Certificate of Approval HDC2016-00782, and at the same meeting, the Historic
District Commission conducted a Courtesy Review of the proposed garage. At the time, the
proposal was to construct a six-car garage. Following action by the Planning Commission, the
applicant will return to the Historic District Commission to obtain a Certificate of Approval for
the garage as proposed.
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On March 16, 2017, the Historic District Commission (HDC) approved Certificate of Approval
application HDC2017-00835, to reconfigure the existing driveway, add a one-way circular drive
and adjacent accessible parking, add new curb cuts, add pervious pavement, and install new
landscaping. Subsequent to the HDC approval, the applicant received approval of minor site plan
amendment STP2017-00297 on February 2, 2017 for those improvements. The approval allowed
for: the removal of a portion of the existing driveway along the eastern property line, the
installation of a new curb cut and a curved driveway at the front of the building, an accessible
ramp, parking beside the building, and landscaping.
Environment
The site is located within the Cabin John Creek watershed and does not contain streams,
floodplain, or associated buffer/building restriction lines. The entire site is considered nonforested. No rare, threatened or endangered plant or animal species were observed on site or
are recorded among the MD Department of Natural Resources records. Highly erodible soils are
not present. Therefore, the project is not subject to any of the recommendations in the
Environmental Guidelines.
Forest Conservation
The applicant applied for a Forest Conservation Plan (FCP) amendment, while the plan approved
under the original FCP was under construction. Information described below represents the
cumulative requirements for the site, including the original plan and the amendment to add a
garage structure:
In accordance with the FTPO (Forest and Tree Preservation Ordinance), the 0.75-acre
site is required to comply with the following requirements: minimum tree cover, and
significant tree replacement. The project will meet Minimum Tree Cover and Significant
Tree Replacement requirements onsite. Forest Conservation is not required on this site
due to its size.
The site contains fourteen significant trees. None of these are specimen trees.
Significant trees are defined as trees 12” diameter at breast height (DBH) and greater
located outside of forest, and trees 24” DBH and greater within the forest. Specimen
trees are defined as trees with a diameter equal to or greater than 30” DBH. Significant
trees on the site range from good to poor condition. Eight significant trees are proposed
for removal. Six trees proposed for removal are classified as non-native, invasive
species, one removal is a Fraxinus americana/white ash, which is diseased, and one tree
is a healthy native Juglans nigra/black walnut. The replacement requirement for
removals is twelve trees. All trees will be replaced onsite. No fee-in-lieu is requested.
The minimum tree cover requirement is 15% of the tract area/site, or 0.11 acres of tree
cover. This requirement will be substantially exceeded through preservation of existing
trees onsite (~0.13 acres) and new tree plantings (0.16 acres) to meet significant tree
replacement requirements.
Landscaping
The landscape plan provides for tree and shrub planting. The landscaping provided on the
approved plan exceeds FTPO and Landscape Manual requirements. Nine species of tree are
proposed, with the majority (78%) being native to the Mid-Atlantic region. Shade trees make up
40% of the tree planting, evergreen trees make up 32%, and ornamental trees make up 32%.
Seven (7) shrub species are represented, of which 29% are native to the Mid-Atlantic region.
Deciduous shrubs make up 43%, and evergreens make up 57%.
The landscape manual requires a parking lot perimeter landscape strip to buffer the adjacent
property, which is being met with shade trees, evergreen trees, and evergreen and deciduous
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shrubs. The landscape manual requires internal parking lot canopy coverage of 5%, which is
being met with native deciduous shade trees. (Attachment 2).
Noise
The project will comply with this requirement. The applicant is aware of the acceptable hours in
which to work and is fully aware of the noise regulations set forth in Chapter 31B of the
Montgomery County Code.
Stormwater Management
Stormwater Management for the site is provided via the existing pervious pavement driveway
and parking area. The proposed development for a detached garage will satisfy stormwater
requirements through monetary contribution.
Sediment Control
Sediment control is required for the protection of the existing SWM pervious pavement.
Approval of a sediment control permit is a condition of the STP approval.
Zoning Ordinance Compliance
In accordance with Section 25.13.03 of the City of Rockville Zoning Ordinance, office is a permitted in
the Mixed-Use Transition (MXT) Zone, which is consistent with the recommendation in the
Comprehensive Master Plan.
Zone
{MXT}

Maximum
Height

Minimum width at front lot line

Total Open Public Use Space
Area
35’

10% (3,259
s.f.)

10% (3,259 s.f.)

10’

19-6 ½”
(to the peak)

28.0%
(9,130 s.f.

28.0% (9,130 s.f.)

164’

Allowed/
Required
Proposed

Open Area and Public Use Space

Setbacks
Public Right-ofWay Abutting
Required
Provided

Side
Residential
Land Abutting
10’
n/a

Non-Residential
Land Abutting
None’
71’ (north west
side) 64’ (south
west side)

Rear
Residential
Land Abutting
20’
n/a

Non-Residential
Land Abutting
O’ or 10’ if provided
13’ (detached garage)

MXT Design Guidelines
The project as proposed conforms to general mixed-use design guidelines and the specific Mixed-Use
Transit (MXT) Zone design guidelines. Staff has addressed how the proposed project conforms to these
design guidelines in Attachment 3.

Community Outreach
In accordance with the Zoning Ordinance requirements, the applicant conducted the required preapplication area meeting on February 8, 2018, which 12 people attended. Minutes from this meeting, as
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well as a list of attendees, is provided in Attachment 4. The applicant conducted the required postapplication area meeting on June 14, 2018, with 4 people attending. Minutes from this meeting, as well
as a list of attendees, is provided in Attachment 5. In addition to the notice required for all Level 2 Site
Plan Applications, electronic notice was sent to by the applicant to all homeowner and civic associations
within the City, the Planning Commission and the Mayor and Council.

Findings
i.

ii.

iii.

iv.

v.

vi.

Adversely affect the health and safety of persons residing or working in the
neighborhood of the proposed development;
Staff has found no evidence that the proposed 4-car garage would adversely affect the
health and safety of persons residing or working in or adjacent to this development. The
proposed garage will be located directly behind the house, perpendicular to the house and
its design and materials will be compatible with the house. The location of the proposed
new garage is close to the location of a large stable that was once on the site before the use
of the property was changed. Landscaping will be installed leading to the rear of the
property to soften the visual impacts of the garage. With the exception of the accessible
parking area being constructed on the west of the office building, parking for visitors and
staff will be located at the rear of the property.
Independent of the subject application, the applicant has made improvements to the
property to restore the residential character of this historic property and improve the
overall function of the site. Staff has found no evidence that the proposed garage would
adversely affect the health or safety of persons residing or working in the surrounding
neighborhood.
Be detrimental to the public welfare or injurious to property or improvements in the
neighborhood;
Constructing a garage will not be detrimental to the public or injurious to the property or
improvements in the neighborhood. The office use is not changing, although the building
has been vacant for a few years. The applicant will use the garage to park the company’s
service vehicles that need to remain at the site overnight. Staff has found no evidence that
the garage will be detrimental to the public welfare or injurious to the property or
improvements in the neighborhood.
Overburden existing and programmed public facilities as set forth in Article 20 of this
Chapter and as provided in the adopted Adequate Public Facilities Standards;
The proposed garage is ancillary to the main building and no public facilities are proposed.
Therefore, as proposed the garage will not overburden programmed public facilities.
Adversely affect natural resources or environment of the City or surrounding areas;
The proposed garage will be constructed on top of the existing pavement and therefore, will
not affect the natural resources or environment of the City or surrounding areas. The
applicant as indicated in the report is adding more landscaping than required. Staff has
found no evidence that this project would adversely affect the natural resources or
environment of the surrounding areas.
Be in conflict with the Plan;
The project is not in conflict with the Master Plan. The proposed office use is not changing
because of this project. Continued use of the property as office will not be in conflict with
the Plan.
Constitute a violation of any provision of this Chapter or other applicable law; or
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vii.

The application complies with all provisions contained in the Zoning Ordinance. The garage
as proposed complies with the development standards required in the MXT zone as
indicated in Article 13 of the Zoning Ordinance.
Be incompatible with the surrounding uses or properties.
The planned use of the property will continue to comply with the Master Plan’s land use
designation of the site area. The proposed garage is ancillary to the use of the property and
will be compatible with the main building. Based on this information staff finds, that with
the construction of the garage, the use will continue to be compatible with the surrounding
uses and properties.

Conditions
Approval is recommended subject to the following conditions.
Planning Division
1. Submission for review and approval (6 copies) of the site plan, revised according to any revisions
required by the Planning Commission.
2. Proposed site improvements and building construction must be conducted in substantial
accordance with the site development and building plans submitted or as may be modified by
the Planning Commission in its decision of approval.
3. The applicant must obtain an occupancy permit, prior to occupying either building on the
property.
Department of Public Works
4. Submit a Stormwater Management Permit (SMP) Application, including the minimum
application and plan review fee as indicated in the letter to the applicant.
5. Applicant shall contribute to the City Stormwater Fund as a SWM Alternative on-site
management for the portion of the new and replacement impervious area within the limits of
disturbance. Payment of the monetary contribution is required prior to the issuance of the
Building Permit.
6. The site plan must demonstrate safe conveyance of storm flows within the site and leaving the
site.
7. In accordance with Chapter 19, Section 19-85(b), a Sediment Control Permit is required for the
protection of the existing SWM pervious pavement. Submit a Sediment Control Permit (SCP)
Application, including the minimum application and plan review fee, in conjunction with a
Sediment Control Plan for review and approval by the Department of Public Works.
Forestry Division
8. The applicant shall obtain approval of the Amended Forest Conservation Plan prior to the
issuance of a building permit for the garage.
9. The applicant shall post a surety in a form and amount acceptable to the City prior to the
issuance of the building permit for the garage.
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Exhibit 1: Site Plan

Proposed Garage

Packet Pg. 14

1.A

Exhibit 2: Aerial Map
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Exhibit 3: Planned Land Use Map
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Exhibit 4: Zoning Map
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Attachments
Attachment 1.A.a:
Attachment 1.A.b:
Attachment 1.A.c:
Attachment 1.A.d:
Attachment 1.A.e:

Project Description and Scope of Work Narrative (PDF)
Landscape Plan
(PDF)
Design Guidelines Final
(PDF)
February 28, 2018 Pre-Application Area Meeting Minutes (PDF)
June 14, 2018 Post Application Area Meeting Minutes
(PDF)
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107 WEST JEFFERSON, LLC (Applicant)
Luckett House – Detached Garage
PRE-APPLICATION MEETING
FOR MAJOR SITE PLAN AMENDMENT APPLICATION SUBJECT TO LEVEL
2 SITE PLAN PROCEDURES

107 West Jefferson, LLC (the “Property Owner” and “Applicant”) proposes to
construct a new detached garage on property located at 107 W. Jefferson Street. The
subject property, also known as Lot 88, Block 12 of the Original Town of Rockville
Subdivision, consists of 0.748 acres of land in the Mixed-Use Transition (MXT) Zone that
is located at the northwest corner of the W. Jefferson Street and N. Adams Street
intersection within the West Montgomery Avenue Historic District.
Background
The subject property was originally approved for office use in 1976 by the Planning
Commission under Use Permit USE1976-00041. The Property Owner/Applicant is also the
principal of a property management company, d.b.a. Alvin L. Aubinoe, Inc., that has been
serving the DC, Maryland and Virginia area for over 70 years and will be the
occupant/user of the main structure and garage. The company with be relocating its
existing offices (currently in downtown Bethesda) to the subject property. The Applicant
was granted approval of Minor Site Plan Amendment STP2017-00297, which allowed for
removal of a portion of the existing driveway along the eastern property line, installation of
a one-way circular driveway with adjacent handicapped parking spaces, and
reconfiguration of the existing parking lot. Additional site improvements included
landscape changes and the installation of a freestanding antique clock in the front yard of

1
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Attachment 1.A.a: Project Description and Scope of Work Narrative (2197 : Stp2018-00354)

AMENDED PROJECT DESCRIPTION AND SCOPE OF WORK NARRATIVE

1.A.a

the property. The Historic District Commission approved the associated Certificate of
Approval HDC2017-00835, allowing implementation of the improvements approved in
STP2017-00297.

on the property, which requires approval of a Major Site Plan Amendment and compliance
with Level 2 Site Plan notification/approval procedures pursuant to Section 25.05.07.c.2.
of the Zoning Ordinance due to the fact that the original Use Permit USE1976-00041 was
granted by the Planning Commission.
Proposed Improvements to the Property
The proposed one-story detached garage will be situated behind the existing
building on the property, oriented perpendicular to West Jefferson Street, as shown on the
Site Plan submitted in support of this application. The garage exterior has been designed to
be compatible with the residential character of the historic main building on the property,
a.k.a. Luckett House. The dimensions of the proposed garage measures 59’4” wide x 25’4”
deep in size (or approximately 1,503 square feet). The height of the garage is 15 feet 6 ½
inches measured to the mid-point of the gabled roof (or 19 feet 6 ½ inches measured to the
peak). Vehicles will access the garage through four (4) barn-style garage doors on the east
elevation. It will also have four evenly spaced windows on the west elevation and two
evenly spaced windows on the north and south elevations, with an entry door located on
the south elevation, facing the main building. The garage design will mimic the main
building’s details inclusive of working shutters.

2
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The present application seeks approval to construct a new detached garage structure

1.A.a

Mixed Use Development Standards
The Site Plan complies with Zoning Ordinance Sections 25.13.05 and 25.13.06
requirements for mixed use zones as follows:

As shown in the chart below, the Site Plan satisfies the development
standards for the MXT Zone as detailed in Sections 25.13.05.b.1. and 25.13.05.b.2.
of the Zoning Ordinance:

CATEGORY

REQUIRED
Max. of 35’

Building Height

PROPOSED
15’ 6 ½” measured to mid-point
gabled roof
(19’ 6 ½” measured to peak)

Open Area (% of net lot area)

10% (3,259 s.f.)

28.0% (9,130 s.f.)

Front (W. Jefferson Street)

10’

53’ (main structure)

Side (MXT Non-Resid Land

0’ or 10’ min. if provided

64’ (main structure)

0’ or 10’ min. if provided

13’ (detached garage)

Not applicable per Section

Not applicable per Section

25.13.05.b.2(d)i.

25.13.05.b.2(d)i.

Setbacks

Abutting)

Rear (MXT Non-Resid Land
Abutting)

Layback Slope

Section 25.13.06.b. – Aesthetic and Visual Characteristics
 The architectural design and materials used for the proposed detached
garage will be compatible with the residential character of the main
structure in design and materials.

3
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Section 25.13.05.b. – Development Standards for MXT Zone

1.A.a

Section 25.13.07.g. – Special Design Regulations for Mixed-Use Transition (MXT)
 Façade – Building facades of the proposed detached garage will be
generally consistent with the façade designs in the immediate neighborhood
with a roof pitch that is compatible with nearby single-unit residential
 Fenestration – Fenestration is proposed to be framed individual windows
with shutters.
 Sidewalks – There are no additional sidewalks required to be built new or
rebuilt as part of this application.
 Parking – The existing surface parking lot provides more than the minimum
required number of off-street parking spaces for the main structure’s
existing office use. There is 2,600 square feet of office use in the main
structure so the minimum required number of parking spaces is 9. The
existing parking lot provides 14 spaces plus one (1) handicap accessible
space located along the circle driveway at the front of the property, or a
total of 15 surface parking spaces. The proposed detached garage would
provide four (4) additional enclosed spaces, bringing the total number of
off-street parking spaces that would be provided by the site to 19 with the
approval of the subject application.
 Adjacent to Residential – The site is not opposite or immediately adjacent to
any property in a residential zone. Nonetheless, the architectural design of
the proposed detached garage as previously stated herein reflects the design
and character of the existing residential buildings in the immediate vicinity.

Conclusion
The subject Major Site Plan Amendment satisfies all the required findings of
Section 25.07.01.a.3 in that it:
1.

Does not adversely affect health or safety of persons residing or
working in the neighborhood;

4
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development.

1.A.a

2.

Is not in conflict with the Plan;

3.

Will not overburden existing and programmed public facilities as
provided in the adopted Adequate Public Facilities Standards;
Will not constitute a violation of any provision of this chapter or of
other applicable law; and

5.

Will not adversely affect the natural resources or environment of the
City or surrounding areas.

For the reasons identified herein, we urge the Planning Commission’s approval of this
Major Site Plan Amendment application.
Respectfully submitted,
MILLER, MILLER AND CANBY

200-B Monroe Street
Rockville, MD 20850
(301) 762-5212
slcho@mmcanby.com
Attorney for the Applicant

5
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4.

Attachment 1.A.b: Landscape Plan (2197 : Stp2018-00354)

1.A.b
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Attachment 1.A.b: Landscape Plan (2197 : Stp2018-00354)

1.A.b
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ATTACHMENT 3
Article 13- Mixed-Use Zones

a. Purpose: It is the purpose of this section to establish guidelines that will promote the
highest quality of development in the Mixed-Use Zones. New Development or
redevelopment should be consistent with the intent and purpose of the following
guidelines.
b. Aesthetic and Visual Characteristics for All Zones
1. Facades and Exterior Walls Including Sides and Backs – Buildings should be designed
in a way that avoids massive scale and uniform and impersonal appearance and that
will provide visual interest consistent with the community’s identity, character and
scale. It is recommended that building walls greater than 100 feet long including
projections, recessions or other treatments sufficient to reduce the unbroken massing
of the façade along the sides of the building facing public streets.
(a)

Along any public street frontage building, design should include windows,
arcades, awnings or other acceptable features along at least 60 percent of the
building length. Arcades and other weather protection features must be of
sufficient depth and height to provide a light-filled and open space along the
building frontage. Architectural treatment, similar to that provided to the
front facade must be provided to the sides and rear of the building to mitigate
any negative view from any location off-site and any public area (e.g. parking
lots, walkways, etc.) on site.
(b) Buildings should include architectural features that contribute to visual
interest at the pedestrian scale and reduce the massive aesthetic effect by
breaking up the building wall along those sides fronting on public streets with
color, texture change, wall offsets, reveals, or projecting ribs.
Response: The garage building is one (1) story in height with a gable roof. The
garage will be located directly behind the main building and will not have
direct public street frontage. As designed, the proposed garage will be
compatible with the historic residential character of the main building, and
will clearly be ancillary to the former residence.
2. Roofs – Roof design should provide variations in rooflines where appropriate and add
interest to, and reduce the massive scale of large buildings. Roof features should
complement the architectural and visual character of adjoining neighborhoods. Roofs
should include two (2) or more roof planes. Parapet walls should be architecturally
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25.13.06 Additional Design Guidelines

1.A.c

Response: As proposed the roof pitch of this one (1) story detached garage is
compatible with the main building and surrounding buildings in the nearby
area which contain a variety of roof pitches.
3. Material and Color –

Response: The project complies with this requirement. As designed the
proposed garage will be compatible with the residential character of the main
building. The shutters will be will be functional and painted to the match the
main building.
4.

Items Allowed Not Desired –
a.
b.
c.
d.

Window and wall air conditions;
Electric utility meters;
Air conditioning compressors; and
Irrigation and pools pumps;

This section does not apply to single-unit detached, semi-detached, attached or
townhouse dwellings that may be located in a Mixed-Use Zone.
Response: As proposed none of these items are indicated on the site plan.
5. Entryways – Building design must include design elements which clearly indicate to
customers where the entrances are located and which add aesthetically pleasing
character to buildings by providing highly visible customer entrances.
Response: The proposed garage is ancillary to the main building and will not
be used by customers. The garage will be designed to be compatible with the
main building. The shutters will be painted to match the main building.
6. Screening of Mechanical Equipment – Mechanical equipment must be screened to
mitigate noise and views in all directions. If roof mounted, the screen must be designed
to conform architecturally to the design of the building either with varying roof planes
or with parapet walls. A wood fence or similar treatment is not acceptable.
Response: The project is not proposing any mechanical equipment.
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(a) General Provisions – Buildings should have exterior building materials and colors
and are compatible with materials and colors that are used in adjoining
neighborhoods. Certain types of colors should be avoided such as fluorescent or
metallic, although brighter colors may be considered at the discretion of the
Planning Commission.

1.A.c

c. Site Design and Relationship to Surrounding Community
1. Vehicular Access – In the MXTD, MXCD, and MXE zones, each site must provide
safety and protection to adjacent residential uses by having motor vehicle access from
an arterial major, or business district road as designated by the Plan.

2. Buffers – Each site must provide visual and noise buffers to nearby residential uses.
This can be accomplished by providing a substantial building setback from a residential
use or residentially zoned property that is adjacent to the site. A landscape buffer of
substantial width should be provided adjacent any property line where it adjoins
residential uses or zones. The landscape buffer should include a variety of tree types at
regular intervals with groupings of trees to provide noise, light, and visual screening.
No other uses, such as, but not limited to, parking or storage are permitted within the
buffer area.
Response: The subject property is not opposite or immediately adjacent to any
residentially zoned property, therefore a substantial setback is not required.
However, a perimeter landscape strip to buffer the adjacent property is
required and provided. In addition, the applicant is proposing to install
landscaping near the proposed garage to soften the effects of the proposed
change. The design of the proposed garage will be compatible with the historic
character of the property.
3. Outdoor Sales and Storage
(a) General Standards – Areas for outdoor sales of products may be permitted if they
are extensions of the sales floor into which patrons are allowed free access. Such
areas must be incorporated into the overall design of the building and landscaping
and must be permanently defined and screened with walls and/or fences. Materials,
colors and design of screening walls and/or fences shall conform to those used as
predominant materials and colors on the building. If such areas are to be covered,
then the covering shall be similar in materials and colors on the building. If such
areas are to be covered, then the covering shall be similar in materials and colors to
those that are predominately used on the building façade. Outdoor sales areas shall
be considered as part of the gross floor area of the retail establishment, except for
motor vehicle and trailer sales.
(b) Prohibition of Certain Sales and Storage – Outdoor storage of products in an area
where customers are not permitted is prohibited. This prohibition includes outdoor
storage sheds and containers. Outdoor storage of motor vehicles in connection with
a motor vehicle sales business is allowed.
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Response: This property is not opposite or immediately adjacent to any
residentially zoned property. In addition, this requirement is not applicable to
the MXT Zone.

1.A.c

Response: The project is not proposing any outdoor sales or storage of
products. The proposed garage will be used to store company vehicles and, if
necessary, equipment related to the business. Outdoor storage of such
equipment is not permitted in the zone.
4. Trash Recycling, Waste Oil Grease Collection Area

Response: This project is not proposing any trash recycling, or waste oil grease
collection area.
(b) Screening – All trash recycling, and waste oil/grease collection areas that are not
within an enclosed building or underground must be properly secured and covered
and screened or recessed sot that they are not visible from public street, public
sidewalks, internal pedestrian walkways, or adjacent residential properties.
Screening and landscaping of these areas must conform to the predominant
materials used on the site.
Response: This project is not proposing any trash recycling, or waste oil grease
collection area.
5. Parking Lots and Structures
(a) Parking Area Standards – Parking areas must provide safe, convenient, and efficient
access. They should be distributed around large buildings in order to shorten the
distance to other buildings and public sidewalks, and to reduce the overall scale of
the paved surface. Landscaping should be used to define parking areas, primary
vehicular drives, and pedestrian areas in an aesthetically and environmentally
pleasing manner.
Response: The project complies with parking area standards. Parking is
concentrated mainly at the rear of the property. Accessible parking is
provided at the front of the main building. As required by the Zoning
Ordinance in the Landscaping, Screening and Lighting Manual, internal
parking areas must provide landscaping and, as proposed, the project is
providing the required 5% or 180 square feet.
(b) Parking Structure Appearance – Parking structure facades should achieve the same
high quality design and appearance as the buildings they serve. The parking
structures utilitarian appearance should be minimized by utilizing effective design
treatments such as colonnades, planted (“green”) walls, arcades, awnings, street
furniture and other public amenities. Compatible materials, coordinated
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(a) Location – Trash, recycling, and waste oil/grease collection areas must be located
at least 50 feet from any residential use, residentially zoned property, or street that
is adjacent to the site, unless such operations are located entirely within an enclosed
building or underground. All such areas must be properly covered or secured.

1.A.c

landscaping and screening, appropriate building color, sensitive lighting, and
signage should all be considered for garage facades.

6. Pedestrian and Bicycle Flows – Each site must be provided for pedestrian accessibility,
safety, and convenience to reduce traffic impacts and enable the development of the
project. Continuous internal pedestrian walkways, no less than six feet (6’) in width
should be provided from the public sidewalk or right-of-way to the principal customer
entrance of all principal buildings on the site. Sidewalks should also connect retail uses
to transit stops on or off-site to nearby residential neighborhoods. Sidewalks should be
provided along the full length of any building where it adjoins a parking lot. On-site
bicycle travel must be bicycle travel must be provided in accordance with Section
25.16.06.
Response: There are no sidewalks required to be built or rebuilt as a result of
this project.
7. Central Features and Community Spaces – Development should provide attractive and
inviting pedestrian scale features, spaces and amenities. Entrances and parking lot
locations shall be functional and inviting with walkways conveniently tied to logical
destinations. Bus stops should be considered integral parts of the configuration whether
they are located on-site or along the street. Customer drop-off/pick-up points that may
be provided should also be integrated into the design and should not conflict with traffic
lands or pedestrian paths. Special design features such as towers, arcades, porticos,
light fixtures, planter walls, seating areas, and other architectural features that define
circulation paths and outdoor spaces should anchor pedestrian ways. Examples are
outdoor plazas, patios, courtyards, and window shopping areas. Each development
should have at least two (2) of these areas. Open space green space requirement
Response: The proposed garage will be compatible with the main building and
other similar uses in the vicinity. The site retains pedestrian features from
when it was a residence, such as the original lead walk.
8. Delivery and Loading Spaces, Hours of Operation
(a) Design – Delivery and loading operations must be designed in accordance with the
provisions of Article 16 and located so as to mitigate visual and noise impacts to
adjoining residential neighborhoods. If there is a residential use or residentially
zoned property adjacent to the site, such operations must be permitted between 10
p.m. and 7 a.m. For good cause shown, the Planning Commission may permit
deliveries at additional times provided the applicant submits evidence that sound
barriers between all areas for such operations effectively reduce emissions, to a
level of 55 dB or less, as measured at the lot line of any adjoining property. Delivery
and loading areas should be substantially set back from a residential use or
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Response: The proposed garage is designed to be compatible with the main
building and its location in the historic district.

1.A.c

Response: The subject property is not opposite or immediately adjacent to
any residentially zoned property. There are no dedicated delivery and
loading spaces for this use. The business does have company vehicles that
are used to visit various sites that they manage. Employees are generally
able to take these vehicles home. For the vehicles that do remain on site
overnight, these vehicles will be parked in the garage.
(b) Parking of Delivery Trucks – Deliver Trucks must not be parked in close
proximately to or within a designated delivery or loading area during non-delivery
hours with motor and/or refrigerators/generators running, unless the area where the
trucks are parked is set back at least 50 feet from residential property to mitigate
the truck noise.
Response: There are no delivery trucks being proposed for this project.
However, company trucks are used as a part of the business operations to
visit various sites that they manage. The employees generally take their
vehicles home. The proposed garage and existing parking area is located
at the rear of the property. When trucks are there overnight, they will be
parked in the garage.
(c) Screening- The delivery and loading areas should be screened or enclosed so that
they are not visible from public streets, public sidewalks, internal pedestrian
walkways, or adjacent properties. The screen must be masonry or other suitable
opaque material and at least ten feet (10’) high, measured from the loading dock
floor elevation, to screen the noise and activity at the loading dock.
Response: There are no dedicated loading or screening areas proposed for
this project. However, vehicles that remain on the site overnight will be
parked inside the garage limiting their visibility from public streets.
9. Ancillary Uses – The applicant must demonstrate that any ancillary uses will not have
a negative impact on adjacent residential uses, residentially zoned properties, or
adjacent properties. Any ancillary use should be oriented to face way from any
residential use or residentially zoned property that is adjacent to the site.
Response: The project complies. The subject property is not opposite or
immediately adjacent to any residentially zoned property. The proposed
garage is ancillary to the use and will be used to store vehicles that remain
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residentially zoned property that is adjacent to the site. A landscape buffer of
substantial width should be provided adjacent to the delivery and loading area
where it adjoins residential uses or zones. The Landscape buffer should include
evergreen shrubs, and/or trees plus deciduous canopy trees at regular intervals, as
appropriate, to provide light, and visual screening. If the delivery and loading
spaces are located within an enclosed building or underground, no such setback and
buffer area shall be required.

1.A.c

on the site overnight. Landscaping will be planted near the garage to limit
some of the garage’s visibility over time.
10. Noise Abatement – A noise mitigation plan must be if indicates how the noise by the
land will be mitigated to comply with noise regulations applicable in the City of
Rockville. This includes compliance with the noise regulations set forth in Chapter 31B
of the Montgomery County Code.

11. Outdoor Lighting- Outdoor lighting shall be in accordance with the Landscaping,
Screening and Lighting manual.
Response: Any proposed lighting will comply with the landscaping and
lighting manual.
12. Landscaping – Landscaping shall be in accordance with the Landscaping, Screening
and Lighting manual.
Response: The proposed project complies with this requirement. The
landscape manual requires a parking lot perimeter landscape strip to buffer
the adjacent property, which is being met with shade trees, evergreen trees,
and evergreen and deciduous shrubs.
25.13.07.g – Special Design Regulations for Individual Mixed-Use Zones
Mixed-Use Transition Zone (MXT) The Zone is intended for areas that are located between
medium and high-intensity development and single-unit dwelling detached residential
neighborhoods. This allows for development of multi-unit and townhouse residential development,
and may include neighborhood-serving retail uses.
1. Building Location: The location of the proposed building complies with the 85-foot
build-to-line applicable along the West Side.
Response: The location of the building complies with 85-foot build-to-line applicable
along the West Side.
2. Uses by Floor:
Response: The garage will only be one (1) story and is ancillary to the main
building.
3.

Facades: The façade design must consistent with the standards set forth in subsection
25.13.05.b.2(d). Where the façade height exceeds 35 feet, the façade should include an
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Response: The proposed project will comply. The applicant is aware of the
acceptable hours in which to work and is fully aware of the noise regulations
set forth in Chapter 31B of the Montgomery County Code.

1.A.c

expression line above the first-floor level and a defined cornice line at the top of the
façade wall.
Response: The building facades of the proposed detached garage will be one
(1) story and will be 15’ - 6 ½” high to the midpoint of the roof, which is lower
than the height indicated in the design guidelines. Per Section 25.13.05.2.,
buildings in the MXT zone must not exceed 35 feet.

Response: This does not apply since the proposed building is only one (1) story.
However, as proposed the garage will have framed individual windows with
shutters on the north and south facades.
5. Sidewalks: Where sidewalks must be built new or rebuilt as part of redevelopment,
they should comply with the provisions of Section 25.17.05.
Response: There are no sidewalks required to be built or rebuilt as a result of
this project.
6. Parking: On-site parking must comply with the standards and requirements of Article
16. Most parking should be located to the side or in the rear of the buildings. Structured
parking, either above or below grade, is preferred and may not be visible from a public
street. Any parking structure facades visible from the street must be treated in the same
manner as the building facades. All parking must be screened to prevent vehicle
headlights from shining into adjoining residential properties.
Response: The existing surface parking lot provides more than the minimum
required on-site parking, and most will continue to be provided to the side and
rear of the existing structure.
7. Adjacent to Residential – Where the MXT Zone is opposite or immediately adjacent to
any property zone or recommended in the Plan for single-unit detached residential
development, the architectural design of buildings adjoining or confronting one-family
residential uses should reflect the design and character of the existing residential
buildings in the immediate vicinity.
Response: The subject property is not opposite or immediately adjacent to any
residentially zoned property. However, the design of the proposed garage will
be compatible with the historic character of the property and other properties
in the vicinity.
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4. Fenestration: Generally, fenestration of the stories above the ground floor should be
by framed individual windows. Continuous strip windows may be allowed by the
Approving Authority if they are used to maintain compatibility with existing
contiguous projects.
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2.1

Agenda Item #:
Meeting Date:
Responsible Staff:

1
August 8, 2018
David Levy

SUBJECT:

Rockville 2040 Comprehensive Master Plan: Proposed
Structure and Schedule

RECOMMENDATION

Staff recommends that the Comprehensive Master Plan (CMP)
be separated into two parts for the Planning Commission's
initial review and for public hearings: 1) the Elements and 2)
the Planning Areas. Staff also recommends that the
Commission discuss the treatment of the planning areas and
neighborhood plans in the updated CMP, and staff
recommends that an update to the neighborhood plan for
Planning Area 4 be included as a revision to the approved
Scope of Work.

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

8/8/2018

REPORT DATE:

8/1/2018

RESPONSIBLE STAFF:

David Levy, Chief of Long Range
Planning 240.314.8272
DLevy@rockvillemd.gov

SUBJECT:

Rockville 2040 Comprehensive
Master Plan – Proposed Document
Structure

DISCUSSION:
The following is staff’s proposal for completing the draft of the Rockville 2040 Comprehensive Master
Plan (CMP), delivering it to the Planning Commission for initial review, and structuring the public
hearings. Aspects of the proposal would entail a modification of the approved Scope of Work
(Attachment A) and, if supported, would require Planning Commission approval.
As part of this proposal, staff recommends that the CMP be separated into two parts for the Planning
Commission’s initial review and for the public hearings: the Elements and the Planning Areas. Staff also
recommends including an update to the neighborhood plan for Planning Area 4 as part of the Scope of
Work.
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CMP Part I – The Elements
As we have discussed with you previously, citywide policies are being covered in the Elements portion of
the Plan. This portion includes chapters on land use, transportation, municipal growth, housing,
environment, water resources, parks and recreational facilities, community facilities, and historic
preservation. In addition, there is an introductory section that includes the city vision and planning
principles, current planning context, demographics and legal framework. Long-range planning staff has
worked with staff from throughout the City to draft the policy framework for each chapter, testing the
concepts through significant community outreach and public input (the kick-off meeting, multiple
listening sessions, citywide forums, open houses, community meetings, etc.) and research (resulting in
Trends Reports). More information on this process to date is available at:
http://rockvillemd.gov/index.aspx?nid=203.
Staff anticipates that the Elements draft will be finalized in the coming two months and transmitted to
the Planning Commission in the Fall. The goal for the Planning Commission will be to review the
document at a fairly high level to get it to a point that the Commission is comfortable releasing it for
formal public testimony, at which time the Commission will set a public hearing date (see below for
options on structuring the public hearings). After receiving public testimony, the Planning Commission
will, of course, have the opportunity for work sessions to refine the document and develop the plan that
you will recommend to the Mayor and Council.
CMP Part II – Planning Areas and Neighborhood Plans
Planning Areas in the Updated CMP document
The current (2002) CMP includes brief write-ups of 2-9 pages on each of the city’s 18 planning areas,
including policy and action recommendations. The city’s broader master plan also includes eight
neighborhood plans, which cover nine of the planning areas (the Twinbrook Neighborhood Plan covers
two planning areas) and have been produced as separate documents. Five of these eight neighborhood
plans have been adopted since 2001, while three were completed in the 1980s.
Since the launching of Rockville 2040, staff has communicated with the public that the discussion of
each Planning Area will be updated for the new plan. When Listening Sessions were held early in the
process, staff made sure to hold at least one for each planning area, and participants were provided
with the existing language and asked to review it. Drafts have been developed for most of them, and
further meetings have been held with groups to discuss outstanding issues. We plan to return to some
planning areas to get additional feedback.
Treatment of Existing Neighborhood Plans
The Scope of Work that the Planning Commission approved for Rockville 2040 did not include updating
neighborhood plans. Long Range Planning staff intended from the start that the updated CMP would
identify the status of each plan and include a recommendation regarding the disposition of each plan.
Some plans would be adopted by reference into the new plan, with modest changes where appropriate;
some plans would be recommended for updating as a key next step after the CMP was completed; and
others would be eliminated, if they were no longer relevant. New plans would also be recommended.
This approach is the recommendation for this memorandum, with a potential modification for Planning
Area 4, as described below.
Planning Area 4 (PA4 - West End and Woodley Gardens East-West)
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As with all Planning Areas, staff held a listening session in and for Planning Area 4 (PA4). We asked PA4
participants to review the relevant planning area language, both from the 2002 CMP and from the
neighborhood plan, and then provide feedback at their Listening Session and afterward. Participants in
the Listening Session did provide feedback. In addition, PA4 representatives determined that the 1989
neighborhood plan was very out of date and needed to be updated. Such an effort was not specifically
discussed with the Planning Commission or included in the CMP Scope of Work. To initiate the effort,
PA4 representatives applied for and received a City of Rockville Organizing Communities and
Neighborhoods Matching Grant to conduct a survey of the community. It was structured similarly to one
conducted in the 1980s, in preparation for the 1989 neighborhood plan. Based largely on the results of
that survey, PA4 representatives drafted what they wish to be the starting point for a new plan for that
portion of the city and shared it with staff in December 2017.
Since April, planning staff have been having regular meetings (every few weeks) with a PA4 committee
to discuss their draft and how it might fit into the CMP process, and also to get PA4 input on other
components of the plan. The most recent meeting was held on July 31. While the Commission has been
made aware that PA4 representatives want to update their plan, staff has not yet requested or received
direction from the Commission regarding any change to the approved project Scope of Work, including
completing a full neighborhood plan for PA4.
In subsequent conversations, PA4 representatives have indicated that they would like their
neighborhood plan to be physically included and adopted into the overall citywide CMP in place of the
previously intended brief Planning Area write-up. Staff recommends accommodating this request. The
approach would be to include the document as an addendum at the end of the broader document.
Staff’s intention is always to provide equal treatment to all parts of the city. As such, the draft plan will
include, where warranted, recommendations for updates to other neighborhood plans. When those
updates are adopted, they, too, will be attached to the CMP document. Until then, the plans that will be
continuing forward, which are all those developed since 2001, will be adopted by reference into the
master plan, with whatever minor modifications are warranted.
The advantages of moving forward with updating the plan for PA4 include that:
- The community’s desire to have an updated plan came out of the Rockville 2040 community
outreach process, in which the community reviewed its own plan and came to the conclusion
that it is out of date.
- Staff agrees with this conclusion and believes that a full rewrite, rather than modification, is
warranted.
- No other request has come, to date, regarding other planning areas.

A potential disadvantage stems from a concern that other communities may feel that they are
not being provided equal opportunity or focus. Staff would help to address this concern by
making the offer to all parts of Rockville to work on focused planning in their portions of the
city. As the Commission knows, planning staff is already actively working with communities on
various topics, including but not limited to East Rockville and Lincoln Park on the Stonestreet
corridor, and Fallsmead and Rockshire on the Rockshire Village Center site.
Staff recommends that the Planning Commission approve this approach. The staff goal will then be to
complete the full planning areas section, including the draft for Planning Area 4, by the end of 2018. The
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Planning Commission would then have the opportunity to review this draft for sufficiency and make
whatever modifications it wishes before releasing it for public testimony.
Staff Recommendations for Completing the Rockville 2040 Draft Updated CMP
The following is the approach that staff recommends toward completing a draft of the CMP.

1. Staff to complete Part I (the Elements) and transmit it to the Planning Commission in Fall
2018 (targeting a November meeting date).
2. Staff to continue working on Part II (the Planning Area brief write-ups) while the
Elements chapters are in Planning Commission review, with a goal of bringing Part II to
the Planning Commission when the Commission has completed its review of Part I (the
Elements).
3. For planning areas with existing neighborhood plans:
•

Planning Area 4 – Continue to work with the PA4 committee to produce a staffrecommended draft plan for that portion of the city.
➢ Physically include the neighborhood plan as part of the overall Comprehensive
Master Plan, included as an addendum.
➢ Staff will submit its recommended draft plan for PA4 based in large measure on
the work with the PA4 committee and using the community draft as a key input.
Staff will work with the PA4 committee to reach consensus wherever possible.
Where there are disagreements, they will be noted and presented in a
transparent manner to the Planning Commission when the draft plan is
presented.

•

Planning Areas 3 and 12, which date from the 1980s – Bring all information,
updated, into the citywide plan and state that the citywide plan supersedes the
previous plans. Doing so would eliminate the 1980s plans for Planning Areas 3
(Hungerford, New Mark Commons, etc.) and 12 (Tower Oaks), but retain and
update relevant content. If the communities wish there to be an updated plan, the
citywide plan can include a recommendation for a new plan as an implementation
step; however, staff does not believe a new neighborhood plan is warranted for
either area at this time. Sufficient focus can be provided within the planning areas
discussions. Focused site-specific study may be warranted as implementation steps
rather than plan activities, for example, for the remaining undeveloped Tower Oaks
sites.

•

East Rockville, Lincoln Park, Twinbrook and Town Center (adopted plans from 20012009) – Adopt these plans into the plan by reference, with appropriate
modifications, and recommend that the neighborhood plans be updated as
implementation steps. The citywide plan would have discussions of these Planning

.
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Areas. There should be a careful focus on being clear regarding what is new and
what is continuing from the neighborhood plans.
•

Rockville Pike Neighborhood – Adopt the plan by reference. No full update is
recommended as the neighborhood plan was only adopted two years ago.

Public Hearings
Releasing the document in two parts - citywide Elements and Planning Areas - invites a question
regarding how the Planning Commission should hold its public hearings. Staff recommends that public
hearings be held in two parts, first for the citywide Elements and then on the Planning Areas.
The primary advantage of that approach is that the Elements document will be of sufficient length and
complexity that it will merit its own public review. In addition, it will provide the public an opportunity
to focus on citywide policies. The Planning Commission will then be in a strong position to gauge the
proposed citywide policies as they apply to neighborhood discussions when those issues are discussed.

NEXT STEPS:
Receive a draft of the elements portion of the updated Comprehensive Master Plan.

Attachments
Attachment 2.1.a:

Rockville 2040 Approved Scope of Work

(PDF)
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What do you want Rockville to be like in 2040?
Comprehensive Master Plan Update – Rockville 2040

Scope of Work and Community Engagement Program
Approved by Planning Commission March 2015
The Comprehensive Master Plan (CMP) describes the vision for the City’s future and makes recommendations to help achieve that vision. The CMP guides where, and in what form, new development
and redevelopment occur in the community; helps to set a framework for investments in public infrastructure and helps determine whether public facilities are adequate to meet the needs of current and
future citizens. The CMP also sets long-term policies on the environment, preservation, housing and
the economy, with the purpose of maintaining and strengthening Rockville’s neighborhoods, ensuring
a strong economic and fiscal future, and enhancing both the natural and community environment.
The city is currently undertaking an update of its CMP and the Planning Commission has approved
the following process for carrying it out.
Community Engagement
Citizen participation and input will be essential to updating the CMP. Engagement with the community will underpin the plan update and opportunities for the public to provide meaningful input will
occur throughout the process. A wide ranging and inclusive Outreach Program will be put in place,
with care taken to engage those who have not historically participated in the planning process, as well
as those who have. The Planning Commission may create a citizen advisory group to help guide some
part, or parts, of the process.
Comprehensive Master Plan Kickoff meeting
A meeting to launch the CMP update will be held on the morning of Saturday, May 9, 2015 at
VisArts in Town Square. During the kickoff meeting, participants will consider the 2002 CMP Vision
and Principles, offer their views and suggest changes or additions. Everyone is encouraged to attend.
Attendees will also hear about how to continue to participate as the process moves forward.
Those unable to attend will find information about the CMP and the planning process on the
city Web site at: www.rockvillemd.gov/masterplanupdate by viewing displays at City Hall, the senior
center and the community centers; by seeing and reading informational pieces on Rockville 11 and in
Rockville Reports, or by calling Community Planning at 240-314-8200.
Over >

111 Maryland Avenue | Rockville, Maryland 20850-2364 | 240-314-8200
www.rockvillemd.gov/masterplanupdate
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Vision and Plan Principles
Informed by the input received at the kickoff meeting and through the Engage Rockville online civic
engagement program, the Planning Commission will hold worksessions to develop a Draft Vision and a
set of Draft Principles that will guide the Plan Update.
Listening Sessions/Meeting in a Box
Meetings will be held throughout the city; in all geographic planning areas (18 in the 2002 CMP) to
learn of citizen hopes and concerns. Meetings will also be held with cultural, business, non-profit and
governmental stakeholders. Those not wishing to attend a meeting facilitated by staff may hold their
own meeting: staff will supply “Meeting in a Box” materials and the results will be turned in to staff
for inclusion in the process. Comment forms will also be available online, through Engage Rockville, at
City Hall, the senior center and the community centers, or by calling Community Planning at 240-3148200.
Developing the Fact Base Through Topic “Scans,” and Discussion
Staff will complete a series of topic reports, called “scans,” that explain existing conditions and
current issues. Topics include the environment, community facilities, transportation, land use, historic
preservation, housing and the economy. The topic scans will be discussed by the Planning Commission,
as well as the relevant Boards and Commissions, and made available to the public. Public feedback on
the material in the scans will be encouraged at meetings and through Engage Rockville.
City-wide Forums
A series of city-wide forums will be held in early 2016. These forums will be open to the public
and anyone with an interest in the plan will be welcome to attend. Using the draft Vision and draft
Principles as a guide, forum participants will develop a set of draft goals and objectives that will guide
development of the draft updated plan. As part of the process, participants will review issues identified during the Listening Sessions and topic scan discussions.
Plan Drafting
Guided by the draft Vision, draft Plan Principles, draft Goals and Objectives and the issues raised,
the plan will be drafted. Drafting will be an iterative, inter-active process between staff, community
stakeholders and Commissioners. The result will be an updated Draft CMP that will be presented to
the public.
Approval Processes
The Planning Commission will hold Public Hearings to learn of the citizens views on the updated
Draft CMP. Both spoken and written testimony will be received and reviewed by the commission before they recommend the Draft CMP to the Mayor and Council for consideration and adoption.
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