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Executive Summary

EXECUTIV E
SUMMARY

The Rockville Town Center Master Plan defines
a vision and describes expectations for the Town
Center. By assembling a committed group of
stakeholders to lead the effort, the City has demonstrated its commitment to the Town Center
by broadening the group that can act in partnership with the City to realize downtown redevelopment goals. The planning process was an
inclusive one that began with open public forums and was eventually channeled into an intensive collaborative effort between the consultant planning team and the Town Center Master
Plan Advisory Group, which represents a cross
section of Town Center stakeholders. This
group, in conjunction with the City, must now
champion the plan recommendations, promote
them to the larger community, and act as stew-

ards for the guiding principles of the Master Plan
as conditions change and actual development
proposals are made.
One of the first tasks of the Advisory Group was
that of finalizing a list of goals and objectives to
guide the development of the Master Plan. After gathering feedback from surveys and open
house participants, the planning team simplified three existing sets of goal statements (from
the Planning Commission, Town Center Action
Team, and City’s Master Plan process) into one
overarching goal for the Town Center with accompanying objectives. The Advisory Group
then reviewed the document and endorsed the
goal and objectives for the Town Center as
shown below.

Town Center Master Plan Goal
Create a daytime, evening, and weekend activity center that is easily identifiable,
pedestrian-oriented, and incorporates a mix of uses and activities.

Objectives
1. Provide an environment conducive to and supportive of living, working, shopping, and entertainment.
2. Accommodate a variety of densities and scales of development that are sensitive to an urban neighborhood environment and the demands of the marketplace.
3. Enhance links to transportation options which improve their visibility and accessibility.
4. Provide improved connections from neighborhoods to the Town Center.
5. Minimize the divisive impact of Rockville Pike and the Metro and CSX rail lines.
6. Make the Town Center a unique, high amenity destination for local and regional customers.
7. Utilize urban design to establish zoning and density requirements that will assist in defining the Rockville
Town Center.
8. Provide sufficient parking for new mixed-use development and visitors to the Town Center.
9. Address integrating new aesthetic public parking garages with linkages from road networks.
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Rockville’s Town Center has always been a
source of interest from developers and potential investors; however, during the Master Plan
process, serious interest seems to have intensified. It seems apparent that the City’s commitment to the Town Center and the strength of
the real estate market have generated that interest and, as a result of the Master Plan, the
City will now have an effective tool for funneling
and directing that interest and energy.

CHAPTER ONE

As the foundation for all of the subsequent recommendations, the Desired Framework (see
page 7) and the Guiding Principles for Future
Development (see page 10) are the building
blocks of the Town Center Master Plan. They
should be used as a benchmark for evaluating
proposals. All of the work prepared by the consultant planning team after the Desired FrameBuilding Blocks of the
Town Center Master Plan

The primary tools to be used to direct private
development interest are the Desired Framework Diagram and the associated Guiding Principles for Future Development. They represent
the foundation of the Town Center Master Plan
and are based on a synthesis of market opportunities, stated goals and objectives, existing
and planned conditions, as well as the
community’s desires as expressed to the consultant planning team.
The course of most planning processes generally involves two broad phases of work: information gathering and recommendation preparation. The phase of the Rockville Town Center
Master Plan during which the Desired Framework Diagram was prepared represents the
‘turning point’ between those two phases. Work
prepared prior to the Desired Framework was
based on documentable facts or data. Two
items, the market analysis newsletter and the
Report on Public Input (included in the Appendix), provide further documentation on the information-gathering phase of the Master Plan
process. The generation of the Desired Framework Diagram marks the point where the planning process shifted toward the more forwardlooking planning activities.
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work was created were based on that framework and can function as filters for further decision-making. For example, the zoning recommendations, based on the framework, articulate more clearly what the community expects
from developers and property owners. The Illustrative Plan drawing, however, represents
only one approach— an interpretation of the
guiding principles— that responds to the Desired Framework and the proposed Zoning map.
It is not intended to represent the final or the
only solution to creating a dynamic and active
Town Center.
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Rockville Town Center
Desired Framework

Gateway
Town Center Focal Point
Major Pedestrian Spine
Secondary Spine
Major V
Vehicular Thoroughfare
Connection
Railroad
Transitional N’hood Business
Town Center Neighborhood
Auto-Oriented Commercial
Business Center
Distinctive Core Area
(high density, mixed-use, pedestrian orientation)
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Executive Summary

There are a number of elements within the plan
that present a starting point for discussions
within the community—both residents and investors. Those items are summarized in the list
below:


Mixed-use theme: The Master Plan proposes a broadening of uses within the Town
Center in a variety of ways. Proposed zoning changes would allow for greater flexibility in the types of uses that could be developed. The plan recommends specific actions that can be taken to encourage the
provision of more housing and retail. Requiring retail uses to be present on the
ground floor of buildings on Maryland Avenue, but coupling that requirement with developer incentives is but one tool proposed
that can help ensure that a mix of uses is
achieved. Because housing is a key piece
of the development program for the Town
Center, the City should take the opportunity
to combine the provision of parking with the
provision of new retail and residential development on land that it currently owns.



Organizing elements: In order to create a
dynamic and unique sense of place in the
Town Center, the Master Plan proposes an
organization of design elements that celebrates existing features and that integrates
new development with them. The L-shaped
spine that is the backbone of the Desired
Framework is defined in large part by the
historic Red Brick Courthouse and the picturesque streetscape along Courthouse
Square that ends in a view of the historic
Post Office. Extending the uniqueness of
that character eastward and northward is
critical to the plan and is represented in 1)
the proposal for the pedestrian promenade
which would provide a more appropriate
public plaza as an entryway from the Metro
station to the Town Center and which would
extend East Montgomery Avenue to the sta-
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tion; and 2) the development, streetscape
improvements, and design guidelines proposed for new development along the Maryland Avenue extension.


Eastside relationship to Town Center:
Providing connections between the Town
Center and East Rockville became an important focus of the Master Plan because
of the lack of existing connections. In addition, the location of the Metro station suggests that a more efficient use of land in the
immediate vicinity of the station could be realized. As Washington Metropolitan Area
Transit Authority (WMATA) contemplates
joint development proposals for the Metro
station, there is the likelihood that traffic patterns in the area will be altered. Providing
mechanisms for reducing traffic impacts on
the neighborhood will therefore be important. If executed appropriately based on
analysis and neighborhood input, connectors to the east side could provide relief while
simultaneously improving access to the
Town Center from East Rockville.



Opportunities for partnerships: Because
of the scope and magnitude of several of
the proposed improvements, the Master
Plan presents opportunities for new types
of partnerships between existing groups and
for new partnerships with groups which currently may not be actively involved in the
Town Center. For example, partnerships between the City and County in a Parking District and a tax increment finance (TIF) district are proposed. The Master Plan proposes that the City engage in public-private
partnerships with developers to provide
projects (particularly housing) that fulfill the
goals of the Master Plan.



Implementation focus: While the Master
Plan recommendations do not comprehensively deal with all areas of the study area
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in the same level of detail, it does provide a
great deal of information and ideas on how
to realize the key elements of the recommendations. This implementation-focused
approach to the Master Plan allows the public sector to understand what exactly its work
program will be and how to create partnerships with citizens, developers, property
owners, and investors. The planning process has also acknowledged that some areas are included in the Town Center boundaries that are really better addressed when
comprehensively planned in conjunction
with areas to which they have more in common. One example would be North
Stonestreet Avenue, which is more closely
related to the residential neighborhoods of
East Rockville than to the Town Center.
Another area is Rockville Pike south of MD
28 which is much more vehicular-oriented
than is appropriate in the Town Center.
Conclusion
Because economic shifts and an active regional
real estate market will always result in a dy-

Executive Summary

namic development process in Rockville, all of
the partners committed to the Town Center will
have to stay focused on the task at hand—creating a vibrant, active Town Center. The Master Plan is, in fact the beginning of a lot of hard
work and more detailed planning for specific
projects and improvements. While the projects
described and the work program outlined in the
Master Plan are ambitious, the plan is certainly
achievable if there is community-wide commitment to the plan’s recommendations. To reinforce the extraordinary lengths some communities have gone to in order to achieve their redevelopment goals, examples of implementation tools have been placed throughout this
document. These examples are intended to illustrate that, when presented with a vision and
a road map for how to better themselves, committed and innovative communities find a way
to make things happen. In community and city
building, no goal comes without a price tag; but
price is a relative thing when one is committed
to realizing that goal. As the classical Roman
orator Quintillian said, “Nature. . . has ordained
that difficulty should precede every work of excellence.”
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Guiding Principles for Future Development
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Development in Rockville’s Town Center will be organized around an L-shaped, pedestrian-oriented spine extending from the Metro station westward along East Montgomery
Avenue and a northward extension of Maryland Avenue to North Washington Street. As
the primary organizational element of the Town Center, this spine would serve as the
focal point for future development activities. All projects throughout the Town Center
should be supportive of, and not detract from, that role. The street must exhibit outstanding streetscape, signage, landscaping, and architectural design solutions that make its
centerpiece role immediately recognizable.



North Washington Street will be a comfortable pedestrian and vehicular corridor that will
serve as a transition area between western neighborhoods and the core of the Town
Center while accommodating north-south vehicular traffic. Development along North Washington Street—particularly on its west side—will present a recognizable edge to the midto high-intensity uses present in the core of the Town Center.



Connectivity between Maryland Avenue and other traffic corridors—particularly MD 355
and North Washington Street—will be provided in a manner that does not compromise
the pedestrian character of Maryland Avenue or North Washington Street.



The Metro station will have a recognizable presence in the Town Center. Redevelopment
efforts including the station and area to the west are viewed as opportunities to bring the
station perceptually closer by favoring development and densities of activity toward the
Town Center. Connections between the station and the Town Center will be viewed as an
extension of the L-shaped spine.



As the center of the Rockville community, the Town Center will be well-connected to
adjacent neighborhoods but will not use them for funneling tremendous amounts of traffic. Future development will be supportive of the economic viability of adjacent properties
while not presenting dramatic conflicts in uses.



Partnerships between property owners, businesses, citizens, civic associations, governmental entities, and other groups will be actively encouraged and supported. These
groups will help support the implementation of the plan’s goals and objectives. Additionally, these groups will continue to be involved in future activities by providing comments,
observations, support, and encouragement.
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PL A NNING
PROCESS

The Rockville Town Center Master Plan is the
result of a nine month long process designed
to determine how Rockville residents and employees use the existing Town Center and surrounding commercial areas, how they envision
the future Town Center, and what they consider
to be potential opportunities or obstacles to development. A number of tools were utilized to
gather and quantify the opinions of Town Center stakeholders and participants in the planning process. Those tools included:






stakeholder interviews,
Town Center Action Team meetings,
feedback from the board and staff of the
Greater Rockville Partnership,
surveys, and
a public open house held on September 20, 2000.

A report entitled Report on Public Input (Appendix C) was prepared in December of 2000 and
describes in detail the involvement tools and
the results of the interviews and meetings. This
chapter is intended to present a summary of
the process and its findings focusing primarily
on issues identified and the implications of those
issues on the final plan recommendations.
Planning Process Tools
The consultant planning team began conducting stakeholder interviews at the onset of the
master planning process. The greatest concentration of interviews was performed during the
week of August 15, 2000. Comments from the

35 interviews generally focused on the following topics: leadership and vision (from both the
public and private sector); City-County relations;
parking and traffic circulation (particularly along
Rockville Pike); strength of the residential market; disadvantages of the Town Center from an
office development perspective; and reasons for
the overall attractiveness of Rockville and the
Town Center area for all market segments.
Members of the consultant planning team had
the opportunity to meet with the Rockville Town
Center Action Team (TCAT) on two occasions.
The first meeting was a brief introductory discussion at the TCAT meeting on August 15 that
focused on the motivation behind the creation
of the TCAT and members’ general thoughts regarding the Town Center. On September 19,
2000, planning team members attended a second meeting of the TCAT and led a discussion
regarding the potential Desired Development
Framework for the Town Center. The framework
was described as a tool for illustrating how the
major organizational pieces (gateways, focal
points, pedestrian and vehicular thoroughfares,
etc.) of the
Town Center
Seattle avoided urban
should be
decline by fostering closeorganized.
in neighborhoods that
Participants
support a downtown retail
were divided
core. The city government
works with its active neighinto five
borhoods through a system
groups to
of community councils, the
prepare their
Parks Department’s comown framemunity centers and the
Neighborhood Improvework diagrams. These ment Program.
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thoughts and ideas were incorporated into the
final Desired Framework Diagram that is described in Chapter 5, Physical Plan.
Members of the consultant planning team participated in a discussion regarding the Town
Center at the Greater Rockville Partnership
(GRP) Board meeting on July 25, 2000. Seven
Board members and GRP staff were in attendance. The discussion began with each person identifying one thing they would add to the
Town Center and one thing they would remove.
The group indicated a desire to add parking,
an office and retail environment, active development, retail character (local and national),
MD 355 entryway and seamless connection to
MD 355, large public gathering place, excitement, visitor center, small specialty retail,
something that ties community together, and
activities that draw people between events. The
group agreed on the goal of removing
underutilized and underdeveloped land and the
‘back lot’ image of the Town Center; and also
generally agreed that the Town Center will not
compete with the I-270 corridor in attracting
office tenants but did think it could compete
with Bethesda’s central business district because Rockville’s Town Center can offer lower
lease rates while maintaining urban amenities
for the companies.
On September 20, 2000, the City of Rockville
and the consultant planning team hosted a public open house to gather input regarding the
Town Center Master Plan. Between 40 and 50
people attended the Open House. Four stations were set up in City Hall that focused on
existing conditions and planned developments
(including goals and objectives for the Town
Center), development framework, transportation and circulation, and urban design elements. Each station was designed to present
the current conditions on a particular topic and
to engage participants in evaluating and validating those circumstances and then in re-
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sponding to preliminary ideas regarding potential remedies to those current conditions.
At the existing conditions station, participants
indicated the strongest appreciation for the proposed new regional library and associated parking garage, the relocation of the Giant supermarket, and the renovation of Gateway Tower.
Concern was expressed regarding the Rockville
Center Inc. (RCI), District Court, and City Hall
expansion projects.
By prioritizing goal statements previously prepared by the Planning Commission, Town Center Action Team, and the City’s Master Plan participants, open house attendees identified
mixed-use development, around-the-clock activity, and a pedestrian-oriented character as the
most important elements to include in the Town
Center. This prioritization was done through a
survey mechanism, the results of which are described in further detail below.

Open house participants found the building design above
to be desirable.

Participants at the development framework station were asked to give their feedback on three
different draft versions of a proposed Desired
Development Framework Diagram. In general,
participants showed support for connections to
East Rockville, enlarging the highly pedestrianoriented area northward from East Middle Lane
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all the way to the North Washington-Hungerford
split, gateways or
‘entrances’ to the
Town Center at the
‘mixing bowl’ and
the North Washington-Hungerford split,
East Middle Lane
and Maryland Avenue as major
spines or focal
points for pedestrian
activities, and
greater incorporation of the Rockville
Streetscapes displaying creative
design elements were of interest Metro station into
the Town Center.
to open house participants.
Information available at the transportation and
circulation station included existing traffic information and existing non-vehicular access
routes. Participants were asked to give feedback regarding potential transportation improvements such as a new interchange at Interstate 270 and Gude Drive, and improvements to Wootton Parkway, MD 355, First
Street, and West Montgomery Avenue. In general, the response was favorable to using Gude
Drive as a bypass of the Town Center and constructing an additional interchange at I-270. A
number of residents noted that Tower Oaks
Boulevard currently offers access to Wootton
Parkway and with improved signage and minor roadway improvements this interchange
could promote a southern bypass of the Town
Center.
Most residents approved of the proposed
northward Maryland Avenue extension. Few
were enthusiastic about the other connections
to reinstate the grid system in the Town Center. In general, participants suggested that it is
the approaches to the Town Center that are
more of an issue than the circulation system
within the Town Center.

Planning Process

At the urban design elements station, participants viewed several photographs of buildings,
open spaces, and streetscapes from environments comparable to the Town Center. The
images that scored highest give an indication
of the aesthetic and design preferences of participants. Those images are included throughout this chapter.
As described earlier, the planning team was
given three documents from the Planning Commission, the Town Center Action Team, and the
City’s Master Plan process that described each
of the group’s goals for the Town Center. In order to begin prioritizing the goals and objectives
into a working document that could steer the
Town Center Master Plan process, the planning
team synthesized those goals into one document that consisted of nine goals. Participants
were given a survey that described objectives
that accompanied the goals. The key results of
the returned surveys are summarized below.
In prioritizing the goals and objectives, survey
respondents identified mixed-use development
as the most important goal for the Town Center
Master Plan. A large percentage believed the
Town Center should include elements such as
hotels, spaces for small and large businesses,
local and national retailers, and both small and
large office tenants. Everyone surveyed agreed
that the Town Center should have a mix of uses
for day and night activities. One hundred percent agreed that the Town Center should have
retail, restaurant, and entertainment uses; however, 51% felt that restaurants should not outnumber retail uses.
Maintaining an active Town Center after normal business hours was clearly reflected as an
important community goal, as nearly all of those
surveyed agreed that Town Center businesses
should have evening hours and general support should be given to encourage evening activity. Eighty percent agreed the Town Center
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Activities such as outdoor restaurant seating were identified as desirable.

should be an evening destination for the entire
region.
Twenty-six percent of those surveyed felt that
the Town Center should emphasize residential
development over other uses, yet 69% believed
that the government should offer incentives that
encourage residential development. If housing
was developed, 57% thought that high density
development was preferable to low density,
single-family housing in the Town Center. Finally, 61% said that housing should replace
other underutilized and incompatible uses. It
appears clear that while residential development
is not the main goal, it is perceived to be a better alternative than empty or underutilized buildings and lots.

CHAPTER TWO

Following mixed-use development, survey respondents identified pedestrian-oriented character, design excellence, and around-the-clock
activity as priority goals for the Town Center.
One hundred percent of those surveyed agreed
that the Town Center should be “walkable” and
linked to surrounding neighborhoods. More than
95% of survey respondents believe small block
sizes are important in the Town Center. Furthermore, more than 80% agreed that planning
in the Town Center should result in reduced vehicular traffic. Eighty-eight percent think most
Town Center buildings should be required to
have active, pedestrian-friendly uses at street
level, while 23% think the Town Center should
require only those
buildings on primary
corridors to have pedestrian-friendly uses
at street level.
Open space was
identified through the
survey as an important element to give
the Town Center a
unique character.
Eighty-eight percent
think there should be
a passive open Participants regarded pedesspace or park system trian activity and brick sideand 90% of those walks as desirable elements
surveyed think new for the Town Center.
buildings should include public open space as part of their development. Ninety-three percent think the Town
Center should contain a public park or town
square.
In order to get development appropriate to the
Town Center, 82% believe the public sector
should offer incentives for projects that meet the
Town Center Master Plan objectives.

Streetscapes that included water elements were well-received by participants.
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opment that resulted in less-than-successful outcomes may make leaders overly cautious in their approach. There was generally a consistent belief that the boundaries
of the Town Center are not clear and would
benefit from better definition.

Open spaces that incorporate greenery and hard and soft
surfaces scored well at the open house.

Issues Identified
In synthesizing all comments gathered during the early phases of the planning process,
there were a number of very broad
recurring themes.
Those themes that
shaped the subsequent work of the
planning team are
described below:

Functional water features - an identified desirable Town
Center element.


Public Sector Cooperation
It was overwhelmingly expressed that
the City and County will have to both agree
on and support the plan that is developed.
Although this relationship has been strained
at times, the results of County involvement
in redeveloping Silver Spring indicate that
they could play a role in facilitating activities in Rockville. Skepticism was expressed
regarding the amount of financial support
the County might direct toward the Rockville
Town Center. Because of the amount of
their landholdings and the proportion of revenue that the City and County receive, participants felt that the County should seriously
consider partnering with the City to play a
significant role in Town Center activities.



Traffic & Circulation
The impact of traffic on the Town Center



Vision &
Leadership
Some participants indicated
that they felt
there was no
Plant materials were identified as desirable elements.
clear vision for
the Town Center.
Although others felt like there was a clear
vision, when they described it, their vision
was not always consistent with the goals described by others. The main differences of
opinion revolved around scale, density, and
uses. The hope was expressed that the City
would follow through with a plan once it was
prepared, but there was also concern that
past efforts to steer Town Center redevel-
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cannot be overstated. Rockville Pike/MD
355 was overwhelmingly identified as dangerous for pedestrians and the source of
much congestion. Even though not all of the
traffic on MD 355 is traveling toward the
Town Center as its destination, this congestion affects both the development potential
of the Town Center from a marketing perspective and the user-friendliness of the
area. Easing traffic flow and providing alternative routes that connect to the larger cirStreet furniture was identified as a desirable feature to
include in open space designs.

ever, differing opinions exist regarding the
likelihood of residential projects within the
core of the Town Center where land costs
are higher. Similarly, several participants felt
that the Town Center is not a ‘big tenant
market’ for office users and slow pre-leasing of both the Foulger Pratt (620,000
square feet) and RCI (1,200,000 square
feet) projects indicate there may be some
truth to that statement. Others felt that the
delay in the availability of space within new
projects results in inaccurate perceptions of
the Town Center office market. However,
smaller buildings than those approved on
the RCI site seem to be better received by
the marketplace.

Lighting and streetscape amenities were determined to
be important design features.

culation system was determined to be a
worthwhile goal as long as any diversions
or new routes did not generate additional
traffic through residential neighborhoods.
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Market Opportunities & Limitations
The goal of identifying the best target markets or market niches for the Town Center
resulted in many discussions with nearly as
many outcomes. Most agreed that the residential market is strong; but not all agreed
on how the strength of that market could be
directed into specific projects within the
Town Center. Known proposed projects indicate that land costs on the edges of the
Town Center are affordable enough to attract developers interested in constructing
medium density residential projects; how-



Density Expectations & Desires
Through the course of interviews, meetings,
and discussions, it became apparent that a
healthy tension between a market-driven
(potentially high density) approach and a
more traditional ‘Main Street’ scale approach
to Town Center redevelopment exists. Several participants expressed concern regarding the scale of development proposed in
the Foulger Pratt and RCI projects, yet others did not see problems with that scale of
development as long as parking and traffic
solutions were provided.
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Master Plan Advisory Group
In December of 2000, the Mayor and Council
formally assembled a stakeholder group called
the Town Center Master Plan Advisory Group
to interact directly with the consultant planning
team and to provide feedback on recommendations. Three committees focused on the following topics:




Land Use & Community Character,
Economic Development, and
Transportation & Interjurisdictional Coordination.

Open space used as focal points
were favored by open house attendees.

The
Advisory
Group was created to guide the
development of
plan recommendations and to
generate both private and public
sector input and
support for the
plan. The expectation was that its
members would
form a core of plan
advocates, championing the plan
within their respective communities.

With the formation of the Advisory Group, the
planning process evolved into a more ‘handson’ and collaborative process that incorporated
written work products generated by the committees of the Advisory Group. The Advisory
Group consisted of 24 members representing
Town Center and adjacent neighborhood residents (9 seats), developers/property owners (6
seats), business leaders (4 seats), and public
entities (5 seats). Representatives of the City,
County, Washington Metropolitan Area Transit

Varying surface materials and patterns in streetscape design were indentified as desirable.

Authority (WMATA), State Highway Administration, Rockville Chamber of Commerce, and the
Greater Rockville Partnership all participated as
part of the Advisory Group. Meetings of the Advisory Group were open to the public and members of the Town Center Action Team, and residents from East Rockville often participated in
discussions. The ultimate plan recommendations are a result of five months of interaction
with the Advisory Group and reflect direction
given to the consultant planning team by the
committees.
Not surprisingly, the separate committees did
not always agree on specific elements of the
plan recommendations. Some items were
clearly supported by one or more of the committees, yet not by the third committee. The
consultant planning team offered solutions that
meet clearly defined and supported objectives.
Ultimately, the final solution may differ from what
is proposed in this Plan; however, the consultant planning team strongly recommends that decision-makers use the principles articulated
throughout this document to evaluate the merits of alternative solutions.

ROCKV ILLE TOWN CENTER MASTER PLAN
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Draft Goals & Objectives



Pedestrian-Oriented Character
The diverse collection of uses in the Town
Center will be interconnected with attractive,
safe, and comfortable sidewalks, spaces,
and paths that prioritize the pedestrian experience over that of the vehicle so that users are encouraged and eager to walk between the extremes of the district.



Access Alternatives
The prioritization of the pedestrian experience in the Town Center will be reinforced
by improved connections within the district
and to adjacent neighborhoods and by the
promotion of public transit, bicycle use, livework space, and incentives to live near
places of employment.

One of the first tasks of the Advisory Group was
that of finalizing a list of goals and objectives to
guide the development of the Master Plan.
At the public open house, the consultant planning team presented the following draft goal
statements for review by participants:


Housing
Growth in the Town Center’s residential
population, through the retention of existing housing and the development of new
housing, will help to attract additional services, nighttime activities, and restaurants
and will help to give the Town Center the
distinction of a neighborhood, as well as the
seat of Montgomery County government.



Mixed-Use Development
Residential, retail, office, entertainment,
business, civic, educational, and recreational uses will be assembled in the Town
Center in a finely grained and integrated
manner so that the mixed-use collection will
be more dominant than any one type of use.

Pedestrian activity had a high priority for open house participants.



Appropriately scaled signs using traditional materials were
favored.
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Design Excellence
The buildings, streets, and spaces within the
Town Center will exhibit outstanding design
solutions that create a distinctive and renowned destination and incorporate animated street-level spaces that encourage
pedestrian activity, social interaction, and
commerce.
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Around-the-Clock Activity
The mix of uses in the Town Center will encourage employees to linger after the end
of their workday, attract residents from
throughout the area, and provide residents
of the Town Center and adjacent neighborhoods with a vibrant and active ‘Main Street’
environment that can be shared with the rest
of the metropolitan area.



Incentives
Town Center leaders and promoters will support redevelopment activities by strategically
using resources to encourage private sector investment that will help to achieve the
goals for the district.



Role in Civic Life
Redevelopment of the Town Center will include both public and private uses that create an atmosphere of civic and social engagement and support, and will be the result of clearly identified Town Center champions and stewards.

Planning Process

Symmetrical design elements in open space were wellliked by participants.

amenities and a significant new centralized
outdoor space that offer users both passive
and active recreational opportunities.
After gathering feedback from surveys and open
house participants, the consultant planning team
simplified the nine statements presented above
into one overarching goal for the Town Center
with accompanying objectives. The Advisory
Group then reviewed the document and endorsed the Goal and Objectives for the Town
Center, as shown on page 20.

The integration of greenery with water features was considered a desirable open space element.


Open Space
Active retail, business, entertainment, and
residential spaces in the Town Center will
be reinforced by and contrasted with both
an interconnected network of open space

Designated pedestrian walkways were identified as a favored design amenity by open house participants.
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These objectives represent the collaborative
results of the early months of the planning process. By drafting and adopting them early in
their tenure, the Advisory Group communicated their priorities to the consultant planning

team. These objectives, in conjunction with
ongoing feedback from the Advisory Group,
then guided the work and recommendations
of the planning team throughout the Master
Plan process.

Town Center Master Plan Goal
Create a daytime, evening, and weekend activity center that is easily identifiable, pedestrianoriented, and incorporates a mix of uses and activities.
Objectives
1. Provide an environment conducive to and supportive of living, working, shopping, and entertainment.
2. Accommodate a variety of densities and scales of development that are sensitive to an
urban neighborhood environment and the demands of the marketplace.
3. Enhance links to transportation options which improve their visibility and accessibility.
4. Provide improved connections from neighborhoods to the Town Center.
5. Minimize the divisive impact of Rockville Pike and the Metro and CSX rail lines.
6. Make the Town Center a unique, high amenity destination for local and regional customers.
7. Utilize urban design to establish zoning and density requirements that will assist in defining
the Rockville Town Center.
8. Provide sufficient parking for new mixed-use development and visitors to the Town Center.
9. Address integrating new aesthetic public parking garages with linkages from road networks.
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Existing Conditions

EXIST ING
CONDIT IONS

Study Area Boundaries

Historic Context

The study area for the Town Center has been
defined generally as the area bounded by
Edmonston Drive on the southeast, Wootton
Parkway, Mount Vernon Place and the Courthouse
Walk community on the south, Van Buren Street
and Adams Street on the west, commercial uses
near Frederick Avenue on the north, and properties fronting on North and South Stonestreet Avenue on the east (see map on page 22). This
area, known as the Town Center Planning Area,
was established through previous master plans.

The origination of Rockville dates from before
the Revolutionary War. Early Rockville was distinguished by its most familiar landmark,
Hungerford’s Tavern, that was located near the
corner of what is now known as South Washington and Jefferson Streets. It was at this tavern in 1774 that a group of patriots became
enraged by the tyranny of Great Britain and
selected delegates to attend Maryland’s General Committee of Correspondence in Annapolis, one of the meetings that would lead to the
First Continental Congress.

The study area contains a mix of uses and development patterns which are not all consistent with
the Goal and Objectives for the core of the Town
Center. As such, some of the areas described
within this Master Plan would benefit from more
detailed planning within the context of areas adjacent to the Town Center with which they have
more in common. For example, North Stonestreet
Avenue and, to some extent, the Metro station
environs should be master planned in conjunction with an overall East Rockville and Lincoln Park
neighborhood planning initiative. For this reason,
the Plan recommends that the Planning Area
boundary be adjusted upon completion of those
future neighborhood plans to incorporate the
planned residential areas into the neighborhood
planning areas. Similarly, Rockville Pike south of
MD 28 is so heavily vehicular dominated that few
people even consider it part of the Rockville Town
Center. In fact, portions of the planning area south
of Richard Montgomery Drive/Dodge Street are
covered by the Rockville Pike Corridor Neighborhood Plan.

It was this early settlement on the main road
between Georgetown and Frederick, Maryland
that was selected in 1776 to be the seat of Montgomery County government. By the 1780s what
was known as Montgomery Court House was
named Williamsburgh and contained homes,
taverns, a courthouse, and a jail. At the turn of
the century, the Maryland General Assembly
named the town Rockville, possibly to reflect
its proximity to Rock Creek.
When the town was incorporated in 1860, three
commissioners governed. In downtown Fort Worth,
the development of an 11Slow growth
characterized screen movie theater at
Sundance Square had the
Rockville until double benefit of providing
after the Civil a reason for the downtown
War. In 1873, worker to linger after 5:00
the Metropoli- and of reviving a floundertan branch of ing restaurant and retail
district.
the Baltimore
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The B & O Railroad was an important catalyst for early
growth in the City of Rockville.

& Ohio Railroad enabled Rockville residents to
work in Washington, D.C. In 1888, the 400 residents of Rockville elected the first Mayor and
Council. The railroad accessibility and overall
growth in the area allowed Rockville’s population to rise to 1,110 by 1900. When the Town
limits were expanded in 1940, the population
grew to 2,047, but beginning in the 1950s the
population grew rapidly, reaching 45,000 by
1980. The current population is 47,388, based
on the 2000 Census.
Rockville’s growth from the County seat of an
agricultural community to one of the most economically healthy areas in the country has allowed the City to evolve into a collection of cosmopolitan neighborhoods. The greater Rockville
area has become renowned as the high technology, bio-technology, retail, and business center of Montgomery County. However, the core
of the City, the Town Center, has struggled to
capitalize on the vitality evident elsewhere in
Rockville.
Efforts to create an active Town Center have been
ongoing in Rockville for decades since the early
1960s when Rockville was the second community in the state to initiate a federally supported
Urban Renewal Program to construct a new
downtown, including the Rockville Mall. The

Existing Conditions

project was intended to compete with suburban
shopping centers and provide amenities that
would draw people into the Town Center; however, the 350,000 square foot, inward-focused
mall built over a 1,560-space garage was never
successful. The complex project split ownership
between the City, which owned the parking garage, and the developer, which owned the retail
shops. The mall was never fully occupied and
battled design and financial problems after opening in 1972. By 1976, frustration among residents
and the business community was evident in an
attitudinal survey that found there to be a general loss of confidence and feeling of failure and
frustration with the Urban Renewal Program.
By 1990, when lenders foreclosed on the second owners of the Rockville Mall (which had
been renamed the Commons at Courthouse
Square and then Rockville Metro Center), the
City was compelled to participate in a solution
to its redevelopment. When Marine Midland
Bank bought the property at the foreclosure sale
and created Rockville Center, Inc., the City
agreed to transfer the title to the parking garage as part of a development agreement while
retaining approval rights on the transfer to future developers. Subsequently, the City approved a preliminary development plan for the
site which was proposed by Rockville Center,
Inc. (RCI), and demolition of the mall began in
1995. RCI’s proposal was based on the replacement of the mega-block mall with a traditional
block and grid system that could be developed
in phases.
The demolition of the mall was concluded by
1996 and work on public infrastructure began
to create extensions of Montgomery Avenue to
Monroe Street, Maryland Avenue to Middle
Lane, and Monroe Street to Middle Lane. The
opening of Maryland Avenue and Courthouse
Square was celebrated on Memorial Day 1997.
The next phase of the project was a 100,000
square-foot retail pavilion on the south side of
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Courthouse Square and the Red Brick Courthouse are
visual anchors for the Town Center.

East Montgomery Avenue. Regal Cinemas
opened there in 1998 and restaurants followed.
Interestingly, the approach that was heralded
in the mid-1990s - a market-driven development,
but with a financial structure (no developer debt)
that allowed the owner to delay construction until
“the time was right” - has turned out in recent
years to be the frustration of Rockville residents
and leaders. Because RCI has not been able to
secure enough tenants to begin construction,
there is the perception that that project has failed
and perhaps “missed the market.”
While demand for office space in suburban
Maryland and the metropolitan D.C. area is
strong, the Town Center has struggled to attract corporate tenants who have traditionally
selected outlying office parks or more established urban downtowns like Bethesda. Fortunately, though, the Town Center may be able to
offer more competitive lease rates than the
popular Bethesda and recent leasing activity has
allowed Foulger Pratt to begin construction of
Phase I of its 620,000 square foot, three-tower
office project immediately north of the RCI site
at the northwest corner of East Middle Lane and
MD 355. (Other planned or approved projects
are shown on the map on page 25.)

24

In 1995, the Mayor and Council directed the City
Manager to explore methods of strategic planning for all of Rockville and to establish a community visioning process. A Steering Committee of 12 people representing a cross-section of
the community was appointed by the Mayor and
Council to guide the effort. The Town Center was
a prominent issue in visioning discussions associated with Imagine Rockville, reinforcing community support for more immediate and positive
change within Rockville’s downtown. The visioning identified the importance of a new regional
library to replace the existing overcrowded facility, an ‘alive after five’ atmosphere, pedestrianfriendliness, and appropriate Town Center character. The County is currently developing plans
for the new library to be located in the vicinity of
Maryland Avenue and East Middle Lane. The
City initiated the Town Center Master Plan process in mid-2000 in order to identify additional
improvements and projects that could be implemented in the near future, and that would generate additional investment activity.
Sources: City of Rockville web site; Peerless Rockville
web site; 1979 Town Center Urban Design Plan; Rockville
Center, Creating a New Town Center for Rockville, Maryland from Urban Land Magazine, July 1997; Imagine
Rockville: Community Forum Report

Physical Conditions
The 483 acres that comprise the Town Center
study area contain a number of properties that
can generally be described as falling within one
of the following categories:








Motor vehicle-oriented commercial uses,
Public and institutional uses, such as
schools, churches and government uses,
Single family residential neighborhoods,
Single family homes being used as office uses,
Mixed use areas,
Predominantly office uses, and
Light industry.
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The Magruder’s shopping center is an example of vehicleoriented commercial uses in the Town Center.

As evident on the Existing Land Use map on
page 27, commercial properties of all types (office, retail, and industrial) are scattered throughout the study area. However, the greatest concentrations of auto-oriented commercial retail
occur to the north of Beall Avenue and to the
south of East Jefferson Street/MD 28 along MD
355. These areas are primarily oriented toward
vehicular travelers along Rockville Pike/MD 355.
A significant commercial anchor exists within
the core of the Town Center on North Washington Street between Beall Avenue and East
Middle Lane in the multi-tenant retail center that
houses a Magruder’s grocery. Most of the identified commercial properties within the core of
the Town Center are office buildings with some
support retail uses within them.

CHAPTER THREE

Several pockets of multi-family and attached
housing exist within the study area, primarily on
the edges of the Town Center, such as College
Square, Courthouse Walk, Cambridge Cluster,
Heritage Park, Heritage House, and Beall’s
Grant Apartments. The Victoria condominiums,
Town Center Apartments, and the Americana
Centre condominiums represent significant residential uses within the Town Center core with
more than 500 units among them. Single-family residences characterize the western and
southern edges of the study area. In particular,
many of the residences along and west of
Adams Street are historic. Some residences
within that area, in order to retain the historic
structures and their residential character, have
been zoned for office uses. This condition provides an affordable alternative for tenants and
an appropriate buffer between more intense
Town Center uses and the residential neighborhoods.

Residents in the Victoria Condominiums create a market
for retail shops in the Town Center.

Office uses including County facilities predominate in the
Town Center.

26

Single family residential neighborhoods also
abut the east edge of the study area; however
the land use buffer in this case is an assemblage of light industrial uses along North and
South Stonestreet Avenue. Included in this area
is a significant amount of land owned by the
Montgomery County Public Schools that is used
primarily for storage.
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for low-density office uses (TCO-1). The east
side of Rockville Pike north of Middle Lane is
zoned TCO-2 which allows for office uses at a
density less than both of the mixed use districts
but double that of the TCO-1 zone.

The Americana Centre contains 425 housing units.

The Existing Zoning map shown on page 28
illustrates how the community has been trying
to guide development in the Town Center. The
core of the Town Center, or the area bounded
by MD 355, Jefferson Street, and Washington
Street, is planned to be a mixed-use, high-density area. The allowance for the most dense mix
of uses is within the Town Center Mixed Use 2
(TCM-2) zone in the area roughly north and
south of Middle Lane, from the west side of
Maryland Avenue to Rockville Pike. Interestingly, the area around the Metro station between
Rockville Pike and the railroad tracks is zoned
for office uses (TCO-2) at one half the density
of the TCM-2 zone. To the north and west of
the TCM-2 zone is the TCM-1 zone, the provision is made for additional mixed uses at a density that is slightly less than the area to the east.
The west side of Washington Street is zoned

Fragments of unique and distinctive character
exist in isolated locations within the Town Center. The historic Red Brick Courthouse at Maryland Avenue and Courthouse Square is one of
the primary visual anchors for the Courthouse
Square vicinity, which is also defined by the old
Post Office at South Washington Street, the District Court building, the Victoria, and Allfirst Bank.
This area is one of the existing design treasures
of the Town Center and is worthy of a role as a
significant organizing element for new development. It is unfortunate that the safest access to
this area from the Metro station is the glass enclosed walkway over MD 355 that does very little
to enhance what could be a more attractive and
appropriate entry into the Town Center.

Example of a residential structure adapted for office use.

The Metro station is a critical entrypoint into the Town
Center.

A second, but smaller collection of historic structures is found to the east of Rockville Pike and
north of St. Mary’s Church, where the historic
B & O Railroad Station and former Wire Hardware Store have been saved and adaptively reused. The neighborhoods west of Washington
Street include blocks of historic homes and several landmark structures such as the Beall-
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Dawson House, the Bell Tower Building, and
Rockville United Methodist Church.
The character of the neighborhoods east of the
railroad tracks has been somewhat preserved
by the relative isolation of this area. Although
this area is separated from the Town Center and
can be accessed only by the vehicular railroad
underpass at Park Road, the Veirs Mill Road
crossing and the Frederick Avenue pedestrian
bridge, it is this separation that has limited the
negative impacts of traffic activity on the residential areas. These modest homes many of

The Post Office adds a unique architectural character to
the Town Center.

which were built much later than those on the
west side of the Town Center, are for the most
part in very good condition. Many residents of
this area feel that the light industrial uses that
line North Stonestreet Avenue are a perfectly
acceptable buffer between their homes and the
railroad/MD 355 transportation corridors.
Some green space and well-designed
streetscape elements exist in the core of the
Town Center that make the area highly walkable
and easy to traverse for pedestrians. This character has allowed special events such as Hometown Holidays and the Farmers’ Market to be
well-supported within the community. Pedestrian
traffic is not, however, safe and comfortable
throughout all areas of the Town Center. Aver-
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The East Rockville neighborhood is isolated from the Town
Center.

age daily traffic volumes on surrounding roadways such as Rockville Pike/MD 355 (45,000 59,000 cars) and East Jefferson Street/MD 28
(29,000 cars) present significant conflicts.
Existing conditions in Rockville’s Town Center
could not be adequately described without some
mention of parking, its availability, and its impact on development activity. The provision of
parking has been an ongoing issue in Rockville
since the era preceding urban renewal. Because
adequate parking is a necessary component of
the successful revitalization of the Town Center, the City commissioned Desman Associates
to undertake an analysis of current and projected parking in the Town Center in 1999. The
results of that analysis, and additional study
done by City staff, indicates that there was, prior
to initiation of construction of the Foulger Pratt
project, a parking surplus in the Town Center.
However, it is undetermined whether the extra
parking spaces were readily available for use
by the general public or convenient to the areas of greatest demand.
Desman also projected future parking needs
based on approved development projects and
found a potential deficit of 2,467 spaces in the
core area based on plans for Rockville Center,
Foulger Pratt’s Rockville Metro Plaza, 11 N.
Washington Street, 21 Church Street, and RCI’s
residential component. Further study by City
staff estimated a demand for an additional 6,015
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parking spaces, however, that figure does not
include parking estimates for government expansion projects. The State’s preliminary plans
for a new District Court will require a minimum
of 30 on-site and 480 off-site parking spaces,
City Hall will need 170 new spaces after its expansion, and the new Library will need at least
180 parking spaces.

Existing Conditions

tion Team also held during that month. Both
groups generally agreed with the consultant
team’s description of the existing framework that
illustrates the following:


Existing Framework Diagram
To summarize the predominant existing conditions in the Town Center, the consultant planning team prepared an Existing Framework Diagram (see page 32) that highlights several key
defining features of the study area. The Existing Framework is a tool that illustrates how the
major organizational pieces (gateways, focal
points, pedestrian and vehicular thoroughfares,
etc.) come together to define opportunities in
the Town Center. The companion piece to the
Existing Framework is the Desired Framework
(described in Chapter 5, Physical Plan) that represents a culmination of material and discussion with the community regarding the ‘big picture’ or conceptual physical ideas behind the
Master Plan.
A draft of the Existing Framework Diagram was
on display at the public open house for the
master planning process held in September of
2000, and at a meeting of the Town Center Ac-













Several important, but isolated, Town Center focal points (Magruder’s, Metro station,
area around St. Mary’s Church and historic
train station, Regal Cinemas, Red Brick
Courthouse, Library, Post Office at South
Washington Street and Montgomery Avenue),
Clear gateways at the North Washington
Street-Hungerford Drive split, at the ‘mixing
bowl’, and on Jefferson Street mid-block
between Adams Street and South Washington Street where the County buildings begin to appear in the distance,
Major pedestrian spine along Courthouse
Square,
Major vehicular thoroughfares like Rockville
Pike and MD 28/Jefferson Street,
Critical connections at the East Middle Lane/
Park Road-Rockville Pike intersection, at the
Frederick Avenue pedestrian overpass, and
at the North Washington Street-Hungerford
Drive split,
Fairly compact distinctive core area roughly
extending from Jefferson Street northward
to the Victoria that is characterized by a high
amenity (landscaping, streetscaping, etc.)
pedestrian environment,
Zone west of Washington Street that provides a transition between the business orientation in the Town Center and the residential neighborhoods further to the west,
and
Predominance of automobile-oriented development south of the ‘mixing bowl’ and
north of East Middle Lane.

Public open space is important for creating an appealing
town center.
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Market Opportunities

MARKET
OPPORTUNIT IES

Understanding market trends and opportunities
is a critical component of a successful plan. This
chapter highlights key findings relating to the
market potential for the Rockville Town Center.
In particular, office, retail, and housing markets
are profiled. Key findings that will impact future
development in the Town Center follow. See
the Town Center Master Plan Newsletter (Appendix D) for a full market summary.
Regional Trends and Characteristics
The Washington, D.C./Maryland/Virginia Primary Metropolitan Statistical Area (PMSA) benefits from a healthy local economy. The population is increasing and becoming more affluent and diverse. Initial estimates indicated an
annual PMSA growth rate of 1.2 percent between 1990 and 1999. New census data indicates that the PMSA population actually grew
at a compound annual rate of 1.54%, resulting
in an increase of approximately 693,500 new
residents during the 1990s. 51,000 new jobs
were created countywide between May 1999
and May 2000, with unemployment in Montgomery County averaging just 1.8% in 1999. Many
of the County’s new jobs are high-wage, high
technology jobs. Retail buying power is strong,
home prices are above average, and vacancy
rates for office buildings and rental housing are
at historically low levels.
Rockville Resident Profile
Three trade areas were analyzed for the market study. The trade areas were defined by drive
times from the intersection of Middle Lane and

North Washington Street. Five-minute, tenminute, and fifteen-minute drive times were
analyzed (see Trade Area Map, page 34) using
data from CACI Marketing Systems. The tenminute drive time trade area was used for the
analysis below unless otherwise noted.
The population of Montgomery County is expected to increase by 50,000 people during the
next five years. The area within a ten-minute
drive of the Town Center is projected to add
26,000 residents during the same time period.
As a part of the market analysis a consumer classification methodology was utilized. A Classification of Residential Neighborhoods (ACORN) is a
segmentation system for defining neighborhoods.
Sixty-one lifestyle characteristics, such as income,
age, and occupation, are used to determine the
consumer behavior of residents. ACORN has nine
general groups, each with three to seven clusters, for a total of 43 clusters. The clusters provide a classification system for predicting the purchasing habits of neighSan Antonio began an
borhood
aggressive effort to attract
residents,
high-technology firms and
research centers in the
and are used
early 1980s by focusing on
by many
arts and conservation in
retailers and
order to appeal to the
commercial
generally well-educated
employees of these highdevelopers
tech firms. Improvements
when making
to the Paseo del Rio walklocation
way on the San Antonio
decisions for
River assisted in the effort
retail investby providing a high quality
urban space.
ment.
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Upper-income households dominate the three
trade areas. The top three ACORN clusters are
“Wealthy Seaboard Suburbs,” “Top One Percent,” and “Successful Suburbanites,” accounting for 46% of the population within a 15-minute
drive of the Town Center and a similar percentage in the smaller trade areas. These groups
rank high for expenditures on apparel, home
furnishings and improvements, and electronics.
Households near the Town Center have considerable buying power. The 154,587 households within a ten-minute drive of the Town
Center have a median income of $54,024 and
represent combined annual expenditures of $6.1
billion. It is estimated that $200 million of this
spending is at restaurants and $226 million is
on apparel, making them two of the largest con-

sumer spending categories in the market.
Rockville Town Center’s daytime population is
estimated by the Greater Rockville Partnership
to be 13,000, and combined with a 230,000 daytime population within a 10-minute drive, represents another significant source of purchasing
power. The current lack of shopping opportunities in the Town Center represents a tremendous missed opportunity to capitalize on the
spending power of Town Center workers and
residents.
The Ten-Minute Drive Time table on page 35
profiles consumer spending of the 406,000 residents within a ten-minute drive of Middle Lane
and North Washington Street and illustrates potential capture rates to determine which retail
uses demonstrate the greatest opportunities.

Rockville

Trade area map.
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Within the trade area, capture rates of 15% and
30% were projected and included as Scenarios
#1 and #2 on the table. With these forecasts,
the table indicates the amount of retail space
that could be supported in each category. Using the assumed capture rates, the total amount
of space supported by the selected spending
categories is 1.1 - 2.1 million square feet.
According to the City of Rockville, the area in
and around the Town Center currently contains
just 290,000 square feet of retail space. Competition from surrounding shopping districts and
other factors, such as parking availability, will
heavily influence the actual capture rates and
amount of square footage that can be supported
within the Town Center. It can be concluded,
however, that if properly positioned, new Town
Center retail shops may be able to take advantage of the strength of the marketplace.
Trends in Rockville


Office
The office market in suburban Maryland is
sizeable. According to CB Richard Ellis,
Montgomery County has 327 multi-tenant
buildings of 30,000 or more square feet, totalling 35 million square feet. Single-tenant, owner-occupied buildings are not
tracked by the real estate community, but
would increase this total. The entire suburban Maryland market (Montgomery,
Prince George’s, and Frederick counties)
contains at least 47 million square feet of
leasable office space and “accounts for just
over 21% of the Washington, D.C. competitive real estate market.” (CB Richard Ellis,
Market Index Brief)
The vacancy rate in Montgomery County
was 4.51% in second quarter 2000, a historic low for the County. More than onethird of the planned space for 2000 and 2001
was pre-leased. During 2001 alone, 2.6 mil-
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lion square feet of new office space is
planned to come on-line.
Low vacancy has increased market lease
rates. Lease rates in Montgomery County
for the second quarter of 2000 averaged
$26.08 per full-service square foot, up from
$22.00 per square foot the prior year. Class
A space in Montgomery County averaged
$27.84 per square foot, while submarket averages for all office space ranged from
$19.01 in Germantown to $30.99 in
Bethesda/Chevy Chase.
The Rockville office submarket (an area
larger than just the Town Center) is large
and growing. With 6.3 million square feet
of leasable space, the Rockville submarket
has the third largest supply of office space
in Montgomery County. As of the second
quarter of 2000, Rockville had an additional
641,000 square feet under construction, and
construction is predicted to continue due to
the low (0.96%) vacancy rate and strong
economy.
Accessibility and parking in the Town Center are significant issues that are influencing the marketability of office space. Congestion along Rockville Pike and MD 28 has
warranted a State Highway Administration
study of the Middle Lane/Park Road/
Rockville Pike intersection to identify ways
of improving traffic flow while still respecting pedestrian connectivity. Parking is an
issue from a supply and management/operations standpoint, both of which will be
further impacted as approved developments
move ahead. Although the presence of the
Rockville Metro station provides a transit alternative to the congestion and parking impediments, many developers still report tenant demands for parking ratios of 3.3-3.5
spaces per 1,000 square feet, which have
been difficult to meet in the Town Center,
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primarily for economic reasons.
Small- and medium-sized tenants, up to
25,000 square feet, currently dominate the
Town Center office market. While small
companies fuel much of the job growth
throughout the country, large companies are
also important for a healthy community.
According to local real estate professionals,
the lack of large office users in the Town
Center has multiple causes, with the most
important being a lack of space available in
a timely manner and parking concerns.


Retail
The primary shopping area in Rockville
is along Rockville Pike, a major, automobile-oriented thoroughfare. While parts
of Rockville Pike are within walking distance of the Town Center, high traffic volumes make it less pedestrian-friendly for
Town Center workers. White Flint Mall,
an 860,000 square foot enclosed mall
with approximately 100 stores and restaurants, is three and one-half miles
south of the Town Center. Also along
Rockville Pike are Congressional Plaza
and Montrose Crossing, as well as many
other shopping centers and big box retailers.
The amount of existing Town Center retailing is limited in comparison to that along
Rockville Pike. As described above, the
Rockville area retail market is very strong and
can support considerable retail space. It is
likely that the Town Center could capture a
significant amount of new retail space if it
were properly configured.



Residential
Between 1990 and 1998 Montgomery
County authorized 34,310 new housing units
for construction. This is an average of 3,812
units annually. In 1998, the most recent year

Market Opportunities

for which data is available, the County authorized 5,315 new housing units, ranking
it first in the State in housing starts. Of that
total, 3,548 were single-family homes and
1,767 were to be built in 79 new multi-family buildings. The average construction cost
for a single-family unit, not including land,
was $141,692, while the average construction cost for a multi-family unit was $45,413.
Rockville housing prices are considerably
higher than the State average. Local real
estate experts believe that Rockville Town
Center can attract additional homebuyers
in the $200,000 to $400,000 price range,
given its economy, city services, schools,
and amenities.
Targeted Market Opportunities
The economies of Montgomery County and
Rockville are very strong. The incomes of the
residents in and around the Rockville Town
Center are high and increasing, which translates into strong purchasing power. The
Rockville submarket office occupancy rate
(99.04% in 2000) is above the County average
(95.49%), which is at a historically high rate.
Housing starts in Montgomery County are the
highest of any Maryland county and have been
so for three years. The more than 30,000 jobs
created in suburban Maryland in the first two
quarters of 2000 have resulted in an unemployment rate of 2.1%.
The challenge for the Rockville Town Center is
to capitalize on the strong regional economy,
and the daytime business population of more
than 230,000 within a 10-minute drive time, to
create a niche that will distinguish the Town
Center from other markets in Montgomery
County. The Town Center appears to have a
wide variety of opportunities within the residential, office, retail, and tourism markets, and each
of these opportunities is presented below.
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technology sector that will benefit from both
the lower lease rates in the Rockville area
and the proximity of other technology businesses, government agencies, and the
Metro station.

Residential
The residential sector continues to be a
strong market force in Montgomery County
and in the region. Future study and exploration will assist in determining the specific
types of housing that would address current
market demand and have a synergistic effect on other desired development.

The convenience of a revitalized Town Center containing services, restaurants, and
retail will appeal to a variety of businesses,
particularly law offices and title companies,
which benefit from locating in the County
seat. Small- and medium-sized businesses
that cannot afford or choose not to have onsite services, such as specialty printing, lawyers, and financial services, will benefit from
the close proximity of these amenities, as
well as the restaurants and retail options that
will be accessible without the use of a vehicle.

Numerous issues need to be addressed in
determining the role of the housing component in future Town Center development, including:






Key market segments
Housing design/styles
Single-use versus integrated -uses
development
Required support services
Land assembly

The convenience of office space to nearby
neighborhoods will also be attractive to
some entrepreneurs. The ability to live,
work, and shop in a compact area will be
attractive to people who work long hours and
want to avoid prolonged work, shopping,
and entertainment-related commutes.

Some of these issues are addressed later
in the Master Plan while others will require
a full, more detailed market analysis focusing solely on residential development.
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Mixed Uses
The Town Center provides the opportunity
for a mix of uses not possible in most parts
of Rockville. Retail and entertainment uses
on the ground floors with residential or office space on upper floors are the most desirable combination of uses in the Town Center if a vibrant district with activity for 18-20
hours per day seven days a week is to be
created.
Office
The office sector is especially strong in the
greater Rockville area. The current belowaverage lease rates in the Rockville office
market should appeal to businesses that are
concerned about overhead costs. This is
especially true of start-up businesses in the

Future office development will be impacted
by how well the Town Center accommodates
this intense use. Land availability, parking,
public transportation, and compatibility to
surrounding developments are critical components in attracting the type of commercial office investment that will serve as a
catalyst in the Town Center. Special attention should be given to the potential role of
entrepreneurial firms in the development of
an expanded Town Center business core.


Retail & Entertainment
The desire by many companies to locate in
town centers and have identifiable and distinctive shopping areas or districts should
benefit the Rockville Town Center, as should
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likely focus on appealing to the needs and
desires of five- to ten-minute drive time
households, Town Center office workers,
Rockville residents, and regional visitors.
Retailers that complement the existing offerings should be identified.

the trend toward “shopping as entertainment”. Many companies, such as Old Navy
and Barnes and Noble, are locating their
stores in pedestrian-friendly town settings
where customers not only come to shop, but
to enjoy the atmosphere and activity.
One of Rockville’s best opportunities for this
type of pedestrian-oriented shopping and
entertainment environment is the Town Center, but currently it lacks the necessary critical mass of retail and restaurants to attract
a larger customer base. If positioned correctly and the needed critical mass could
be attracted to the Town Center, the area
should be able to capitalize on the significant purchasing power of the residents and
workers of Rockville and the surrounding
areas.
The Town Center will play a distinctive retail role versus the many other retail opportunities that currently exist elsewhere. The
Town Center must develop a role that will
allow it to successfully co-exist with the retail options already in the three trade areas
defined earlier. The successful formats will



Regional Visitors
Rockville Town Center could be an attractive location for a moderately priced hotel
near the Metro station. The large and growing office market will provide a market for
overnight visitors, while the Metro station
provides quick and convenient access to
Washington, D.C. A revitalized Town Center will be an added attraction by providing
entertainment, restaurants, and shopping in
a pedestrian-friendly setting for tourist and
business travelers.
The Town Center could also attract more
evening entertainment, shopping, and dining to service the 406,000 residents within
the 10-minute drive time trade area, the
230,000 daytime workers, and visitors that
could stay into the evening if given a reason to do so.
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The following chapter, in its description of the
Desired Framework, physical improvement recommendations, and other tools for further physical planning, sets the direction, tone, and intent
for the Master Plan. The Desired Framework
represents the understanding and synthesis of
the market opportunities, the Master Plan Goal
and Objectives, existing and planned conditions,
as well as community desires. These elements
can be interpreted as the ‘building blocks’ of
the Town Center Master Plan. They should be
used as a benchmark for evaluating future development and design proposals.

Building Blocks of the Town Center Master Plan.

Guiding Principles
Key to the formulation of the Desired Framework and the associated physical planning tools
is the establishment of several guiding principles
that can be used to evaluate development pro-

posals. These principles form the baseline upon
which the urban design recommendations, land
use recommendations, zoning and design
guidelines should be based. As future development projects are planned and reviewed, it
is fundamental that they adhere to these guiding principles set forth by this Master Plan. The
five key Guiding Principles for Future Development include:


Development in Rockville’s Town Center will
be organized around an L-shaped, pedestrian-oriented spine extending from the
Metro station westward along East Montgomery Avenue and a northward extension
of Maryland Avenue to North Washington
Street. As the primary organizational element of the Town Center, this spine would
serve as the focal point for future development activities. All projects throughout the
Town Center should be supportive of, and
not detract from, that role. The street must
exhibit outstanding streetscape, signage,
landscaping, and architectural design solutions that make its centerpiece role immediately recognizable.

Third Street Promenade in Santa
Monica was plagued with rampant vacancies and substandard
tenants, until the city sponsored
the renovation of the pedestrian
mall and negotiated development
deals with cinemas. Today, it is
one of the most notable pedestrian-oriented entertainment
districts in the country.
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North Washington Street will be a comfortable pedestrian and vehicular corridor that
will serve as a transition area between western neighborhoods and the core of the Town
Center while accommodating north-south
vehicular traffic. Development along North
Washington Street—particularly on its west
side—will present a recognizable edge to
the mid- to high-intensity uses present in the
core of the Town Center.
Connectivity between Maryland Avenue and
other traffic corridors—particularly MD 355
and North Washington Street—will be provided in a manner that does not compromise the pedestrian character of Maryland
Avenue or North Washington Street.
The Metro station will have a recognizable
presence in the Town Center. Redevelopment efforts including the station and area
to the west are viewed as opportunities to
bring the station perceptually closer by favoring development and densities of activity toward the Town Center. Connections
between the station and the Town Center
will be viewed as an extension of the Lshaped spine.
As the center of the Rockville community,
the Town Center will be well-connected to
adjacent neighborhoods but will not use
them for funneling tremendous amounts of
traffic. Future development will be supportive of the economic viability of adjacent properties while not presenting dramatic conflicts
in uses.
Partnerships between property owners,
businesses, citizens, civic associations, governmental entities, and other groups will be
actively encouraged and supported. These
groups will help support the implementation
of the plan’s goals and objectives. Additionally, these groups will continue to be involved
in future activities by providing comments,
observations, support, and encouragement.

Desired Framework Diagram
The Desired Framework Diagram represents a
culmination of analysis and discussion within
the community regarding the ‘big picture’ or conceptual physical ideas behind the Town Center
Master Plan. The illustration represents the
planning concept for the Town Center. The Desired Framework is a tool for showing how the
major physical pieces of the Town Center, such
as connections, gateways, and neighborhood
zones, should be organized in relation to the
pedestrian spine. It highlights areas with predominantly similar development characteristics
and patterns and suggests a hierarchy between
those spaces.
The Desired Framework Diagram is a synthesis of concepts from many sources. Draft illustrations of both the Existing and Desired Framework diagrams were on display at the public
open house for the Master Plan process held in
September and at a meeting of the Town Center Action Team. Results from the Town Center
Action Team meeting indicated a desire for the
following:








A major north-south spine for the Town Center along Maryland Avenue and an east-west
spine along East Montgomery Avenue.
Primarily vehicular-focused corridors along
Rockville Pike, Jefferson Street, and Washington Street.
A pedestrian-oriented character extending
from City Hall northward, past Regal Cinemas all the way to the North Washington
Street-Hungerford Drive split.
Gateways (or an appropriate Town Center
entry experience/announcement) as far
south as South Washington Street south of
Fleet Street and Rockville Pike at Wootton
Parkway, as far west as the West Montgomery Avenue-West Jefferson Street intersection, and as far east as the Park Road-South
Stonestreet Avenue intersection. Generally,
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however, there was consensus that the
northern gateway to Town Center should be
apparent at the North Washington StreetHungerford Drive split and the southern
gateway at the ‘mixing bowl’ (MD 28/MD
355).
Providing connections between the Town
Center and East Rockville neighborhoods.

Participants at the public open house were
asked to give their feedback on three different
draft versions of a proposed Desired Framework. In general, participants showed support
for the following:








Enlarging the highly pedestrian-oriented
area northward from East Middle Lane to
extend all the way to the North Washington
Street-Hungerford Drive split.
Gateways at the ‘mixing bowl’ and the North
Washington Street-Hungerford Drive split.
East Middle Lane and Maryland Avenue as
major spines or focal points for pedestrian
activities.
Connections to East Rockville.
Greater incorporation of the Metro station
into the Town Center.

Physical Plan














Greater predominance of residential neighborhood areas—within the distinctive core
area but also along Rockville Pike and North
Stonestreet Avenue,
A new secondary office or ‘business center’
along North Stonestreet Avenue,
New connections across the railroad tracks,
the location and character of which will be
evaluated as part of a neighborhood plan
for the residential neighborhoods east of the
railroad tracks,
New connection between North Washington Street and MD 355 at Dawson Avenue
immediately south of Gateway Tower,
A better organization and linkage of focal
points along Courthouse Square/East Montgomery Avenue with the Post Office at one
end and the Metro station at the other,
Distinction between the role of East Middle
Lane as an important connector that functions as a balanced vehicular and pedestrian corridor and the role of Courthouse
Square/East Montgomery Avenue and
Maryland Avenue (north of Courthouse
Square) as more pedestrian-oriented corridors,
Gateway improvements at key entrances to
Town Center, and
Public open space in the form of a Town
Square along Maryland Avenue extended.

In contrast to the Existing Framework, the proposed desired conditions as identified by the Advisory Group and described below are reflected in the Desired Framework Diagram after page 43.





As the foundation for the Town Center Master
Plan, the Desired Framework Diagram provides
a conceptual vision for the future of the Town
Center; however, several tools are necessary
to evaluate actual development proposals, redevelopment strategies, etc. These tools include:



A much larger, L-shaped distinctive core
area that shifts the focus of the Town Center northward and eastward to more strongly
connect to East Rockville and to capitalize
on properties to the north that are currently
in transition,
A strong pedestrian spine along the Lshaped corridor comprised of East Montgomery Avenue and an extension of Maryland Avenue,

Tools for Further Physical Planning




Land Use Recommendations,
Urban Design Recommendations,

ROCKV ILLE TOWN CENTER MASTER PLAN

43

CHAPTER FIVE

Physical Plan



Land Use Recommendations

but also data, such as information from the market analysis, that give direction to the land use
pattern. The Proposed Land Use Map is intended
to outline the predominate desired land use for a
certain area (i.e. retail, residential, office, etc.),
and not restrict development through rigid regulations. The Land Use Map is a two-dimensional
representation of ground floor uses only. The
land use recommendations do not address any
suggestions regarding the density of new development; those recommended changes to existing zoning regulations are described in Chapter
7, Regulatory Recommendations.

Having a direction for development as shown in
the Desired Framework Diagram, the Proposed
Land Use Map represents the next level of analysis and incorporates the discussion of design concepts that were presented to the Advisory Group
(see map after page 46). This Land Use Map
reflects not only comments from the community

Several objectives formed the basis of the Proposed Land Use Map. Although it is intended to
be a guide, the following objectives, in conjunction with the Guiding Principles for Future Development (see pages 41-42) should be the criteria used for evaluating and monitoring development activity in the future:



Zoning Recommendations, and
Design Guidelines Recommendations.

The diagram below illustrates the organization
and relationship between the elements of the
physical plan recommendations. The remaining section of this chapter will focus on two of
these tools, land use recommendations and
urban design recommendations. Zoning and
design guidelines proposals are described in
Chapter 7, Regulatory Recommendations.

Desired Framework &
Guiding Principles for Future Development
➤

Tools for Further Planning

➤

➤

Design Guidelines
Recommendations

Zoning
Recommendations

Transportation
& Circulation
Infrastructure
• Policies
• Proposed Improvements
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➤

• Policies
• Proposed Improvements

Urban Design
Recommendations
➤

➤

Transit/Metro Station

➤

➤

Land Use
Recommendations

Organizing Design
Elements
• Policies
• Proposed Improvements
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Create a core area with a critical mass of
mixed uses and activity that support and
complement each other,
Identify locations where additional residential uses could be introduced,
Provide future opportunities for both vertical and horizontal connectivity of uses over
the rail corridor,
Ensure economic viability of individual properties,
Reinforce existing residential neighborhood
areas, and
Respect and build upon existing and approved developments.

In addition, the Proposed Land Use Map utilizes Maryland Avenue as a dynamic mixed-use,
retail/entertainment corridor that acts as a division between neighborhood-friendly uses to the
west and more intense uses to the east, adjacent to MD 355. The market analysis prepared
as part of the Town Center master planning process provides an opportunity for framing a dis-

Physical Plan

lation of more than 230,000 within a 10-minute
drive time trade area to create a niche that will
distinguish it from other markets in Montgomery County. Even though the Montgomery
County economy is strong and the incomes of
Rockville residents are high and increasing, the
Town Center will find it easier to capitalize on
certain market segments over others. As such,
the land use recommendations respond to the
following information gathered during the market analysis:









Land use recommendations aim to build off of activity
currently present in the Town Center and to expand those
uses that will attract residents, employees, and visitors.

cussion of the land use recommendations. The
analysis stated that the challenge for the
Rockville Town Center is to capitalize on the
strong regional economy and the daytime popu-

Residential development is strong in Montgomery County and in the region.
Large-scale office development in the Town
Center is difficult because of strong competition from areas without parking conditions inherent in a Town Center marketplace.
Retail development in the Town Center could
benefit from the existing name recognition
of Rockville Pike but must provide a distinctive alternative to the character and uses
now available along the Pike.
Discussions with area developers indicated
that the Town Center has not been a primary location for office development, but
has the potential for an office component.
The Rockville community desires more than
just a 9 to 5 office center in its Town Center.

The proposed land use changes would result in
an urban core area extending roughly from North
Washington Street on the west, Courthouse
Square and East Montgomery Avenue on the
south, and the Metro/CSX tracks and Rockville
Pike on the east. The core area would be organized around an L-shaped spine, containing a
mix of retail and entertainment uses at the
ground floor, extending along East Montgomery Avenue and Maryland Avenue extended.
The L-shaped corridor is intended to identify the
critical areas in which it would benefit the Town
Center if there were requirements regarding
uses (i.e. where is the area where retail uses
must be provided at the street level).
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It is expected that the land use recommendation for retail and entertainment along the Lshaped spine of East Montgomery Avenue and
Maryland Avenue would result in the inclusion
of those uses at the ground floors. This recommendation does not necessarily mean that the
upper floors of buildings along this corridor
would have retail and entertainment as the primary use. In fact, it is recommended that office
and residential uses be incorporated along this
spine as well. The retail and entertainment uses
should be in structures of at least three stories
so that there is an intensity of activity along this
primary corridor of the Town Center. A further
description of proposed densities is provided in
Chapter 7, Regulatory Recommendations.
A secondary pedestrian spine along North
Washington Street should be implemented to
complete a ‘loop’ created by the East Montgomery Avenue and Maryland Avenue corridor. The
loop may be reinforced by the creation of a restaurant district along the northern portion of
Maryland Avenue extended and North Washington Street, between Martin’s Lane and Beall
Avenue. The urban core area would be complemented and ‘announced’ along the east side of
Rockville Pike with a well-designed and landscaped open space amenity north of East
Middle Lane/Park Road that would replace existing surface parking (referred to as the proposed ‘linear green’).

Low to medium density office development could be appropriate for North Stonestreet Avenue.
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Townhouses could also be appropriate for North
Stonestreet Avenue.

Transition areas between the urban core of Town
Center and adjacent residential areas are necessary to protect the quality of life and character of some of Rockville’s oldest neighborhoods.
The Town Center Master Plan reinforces the
existing transition areas west of North Washington Street, as outlined in the Coordinated
Planning Area of the West End Woodley Gardens East/West Neighborhood Plan that provide a decrease in scale, density and height of
buildings from the core of Town Center to the
single family homes in adjacent residential
neighborhoods. These transitional areas are
intended to limit further commercial encroachment into residential neighborhoods. Additional
transitional areas may be appropriate where
none currently exist, including along South
Washington Street south of Vinson Street, and
on the east side of the Metro/CSX tracks in the
North and South Stonestreet Avenue corridor.
Appropriate design standards should be applied
that are tailored to these specific areas. Innovative concepts such as floating zones may be
employed to delineate transitional areas.
The area east of the CSX tracks, (approximately
north of Park Road along CSX) is a transition
area to residential neighborhoods. The introduction of office uses in this area on the west
side of North Stonestreet Avenue was recom-
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mended, in part, to build on the quality of the
National Institutes of Health printing facility and
to create opportunities for higher and better utilization of land in this area. The transitional properties on the east side of North Stonestreet Avenue are appropriate for residential uses, including single family detached, single family attached and multifamily buildings with ancillary
ground floor retail. In addition, the open space
could be an important link between the Town
Center core area and the North Stonestreet Avenue corridor by creating a synergy of activity
between the two areas. This area north of Park
Road would, however, include less dense office buildings than the area west of Rockville
Pike in order to facilitate a comfortable transition toward the East Rockville and Lincoln Park
neighborhoods.
Other changes include residential land uses
along the west side of North Washington Street.
Residential uses are also introduced south of
Fleet Street and on both sides of North
Stonestreet Avenue north of Crabb Avenue. The
proposed land use recommendations do not
impact the concentration of governmental uses
nor the retail area along Rockville Pike south of
the ‘mixing bowl.’ It is recommended that an
updated study for the Rockville Pike corridor be
considered as a future project.

Physical Plan

land according to the land use recommendations in order to meet the goals and vision articulated in the Town Center Master Plan.
Urban Design Recommendations
The Proposed Land Use Map outlined in the previous section provides broad land use and development guidance for the Town Center. This plan
describes a basic framework, for the logical organization of geographic areas within the Town Center. The Proposed Land Use Map represents the
most basic form of planning policy, and, as such,
provides guidance for more specific urban design
recommendations for the Town Center.
The Illustrative Plan (see page 48) provides one
potential solution for the future of the Town Center.
This illustrative plan is intended to demonstrate a
possible alternative showing how the policies outlined in the Master Plan could be implemented, and
should be used as another tool for evaluating future projects within the Town Center. The Illustrative Plan is not intended to be viewed as a site
plan, but rather a concept of potential development resulting from policies and principles outlined
as part of the overall plan. The purpose of this
graphic is to illustrate one option demonstrating how
proposed infrastructure changes, street and traffic
recommendations and urban design concepts
could be organized within the Town Center.

Implications of Land Use Recommendations
For the most part, the proposed land use
changes are intended to occur over an extended
period of time through the natural evolution of
uses and real estate transactions. The only exception to this is within the L-shaped area generally bounded by North Washington Street on
the west, Courthouse Square on the south, and
the Metro station/Rockville Pike on the east.
Within this area, it is suggested that more immediate steps (which are defined in greater detail in Chapter 6, Implementation Strategies) be
taken to actively steer the redevelopment of the

The Illustrative Plan drawing also provides a guide
for physical improvements, showing concepts for
new development and redevelopment opportunities by both public agencies and the private sector. The private sector is encouraged to work together with the public sector to develop alternative conceptual plans that support the Guiding
Principles for Future Development.
It is important to understand that before any final
decisions are made regarding new development
proposals within the Town Center, a great deal of
attention will be necessary for the detailed plan-
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Illustrative of Town
Center Plan

Illustrative of Town Center Plan
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ning and design of those projects. Once the Desired Framework and Proposed Land Use Map
are adopted in principle, design studies (by both
the private and public sector) will be necessary to
establish clear specifications for future development. It is anticipated that over time the Master
Plan will respond to changing market conditions
and dynamics, and therefore, the organization of
the physical development graphically depicted in
the Illustrative Plan will change. However, the principles and policies from which they were founded
must remain intact in order to preserve the underlying conceptual vision for the Town Center.
The design concepts shown in the Illustrative
Plan represent a synthesis of the consultant
planning team’s understanding of existing physical conditions, market analysis, and extensive
feedback by many participants throughout the
planning process. Several recommendations
shown in the Illustrative Plan will require specific design studies. An example of such a study
is the area east of North Stonestreet Avenue,
which will need to be evaluated in a more indepth neighborhood master plan. The proposed
connections under the Metro/CSX rail line will
require an engineering feasibility study.
In order for the future development recommendations and opportunities to be evaluated on a
consistent level, specific urban design principles
must be outlined for the Town Center. As such,
the following describe the key urban design policies and improvements for the recommended
major plan components. Those major plan components fall within one of three categories:




Transit/Metro Station,
Transportation & Circulation Infrastructure, and
Organizing Design Elements.

Physical Plan

Transit/Metro Station Policies
The Rockville Town Center is fortunate to have
a multi-modal transit station near the heart of
the Town Center. However, as discussed in
Chapter 2, Existing Conditions, the current station is not well integrated into the Town Center.
High traffic volumes on MD 355 compound the
problem. The Maryland State Highway Administration has been investigating ways of improving the intersection of MD 355 and East Middle
Lane from a vehicular and pedestrian perspective. These studies have generated the idea of
depressing MD 355 to separate through traffic
from local vehicular and pedestrian traffic. This
underground approach presents the ideal longterm option for improving connectivity between
the Metro station and the Town Center.
In addition to being disconnected from the Town
Center, the existing Metro station lacks several
characteristics of a successful transit-oriented
development (TOD). Most transit-oriented areas can be considered as either a place of origin (i.e. a neighborhood or residential area with
a significant number of transit users) and/or a
place of destination (i.e. employment, commercial, or entertainment center which draws from
outside the community). The Rockville Town
Center Metro Station has the opportunity to capitalize on being both a place of origin as well as
a place of destination. A successful TOD design for the Town Center Metro Station should
follow these planning and design principles:






Developments at the station site should include mixed uses, typically with retail on first
floor and residential or offices above.
Station development should include a mix of
uses that provide for essential daily needs,
such as convenience shopping (i.e. dry cleaners, restaurants, ATMs, small grocery stores).
The overall density should be highest in the
immediate area around the transit stop and
become less dense towards the edges of
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the neighborhood. In order to achieve this
higher density at the station, air rights development over the existing rail lines should
be explored. Development should be of a
higher intensity west of the rail line.
The impact of increased densities on the
adjacent residential neighborhoods should
be mitigated through the use of a residential proximity slope that would require that
the maximum heights of the development
be lower next to the residential neighborhood.
Strong, appealing connections to the Town
Center should be made at both street level
and at pedestrian promenade level.
Pedestrian accessibility should be empha-

sized, and adequate bus, bicycle, and auto
access should be accommodated.
 Accommodations should be made to encourage transfers between modes of transportation. The locations of pedestrian cir
culation paths, bus shelters, ‘kiss and ride’
stops, and bike racks is crucial; they should
be located as close to the main entrances
of the station as possible.
 Entrances to buildings should occur at sidewalk level, with necessary circulation cores
(including escalators, elevators and stairs) to

allow ease of access at necessary level
changes.
 Parking structures should be incorporated

adjacent to rail lines, with development at
the ground floor. Any surface parking should
be shielded from view from
public rights-of-way with appropriate landscaping.
 An identifying landmark
visible along MD 355
should be used at the
station for orientation
purposes.
 Public space that can be
used as a plaza for Town
Center events should be
incorporated into the design at or near the station.
 The station should be
connected, both physically and perceptually, to
the core of the Town
Center and serve as an
anchor and focal point of
the pedestrian spine
along East Montgomery
Avenue.
 Streets and other public
areas at the station
should feel secure both
Sketch of Metro Station and promenade along Montgomery Avenue to Maryland
during the day and at night.
Avenue.
50
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Design of the station should be visually appealing; signage and lighting should be coordinated and prominent.
Pedestrian accessibility between East
Rockville neighborhoods and Town Center
should be enhanced by provision of clear
and convenient pedestrian connections provided through the Metro station site to the
pedestrian promenade and to at-grade pedestrian crossings of MD 355.
An adequate number of parking spaces to
serve the Metro station site should be provided in connection with redevelopment.
The current number of commuter spaces
should only be replaced on a one-for-one
basis after redevelopment. Because the
station is not intended to be a commuter
destination, the number of commuter spaces
provided should not be increased due to
possible neighborhood traffic conditions.
Similarly, the number of spaces provided for
office use on the site merits parking reductions due to the proximity of Metro. The
number of spaces to be provided will be determined at the time of redevelopment of the
station site and will take into account these
considerations.

Physical Plan

than a ‘pedestrian tube’ like the current
crossing to the station. The promenade
should be a visually stimulating architectural
statement that provides a positive entry at
the transit site.
In conjunction with the desired long-term
burial of MD 355, the pedestrian promenade
would improve connections to the Town Center and highlight the east-west (East Montgomery Avenue) leg of the L-shaped pedestrian spine. The undergrounding of MD 355
could be a dynamic companion piece to the
pedestrian promenade if cost and engineering logistics are resolved. The pedestrian
promenade, however, can and should be
pursued pending finalization of the likelihood
of the undergrounding of MD 355.

Transit/Metro Station Proposed
Improvements
Key proposals as shown in the Illustrative Plan
for the Transit/Metro station include:


Pedestrian Promenade: The proposed
long-term vision for the Metro Station resolves both the safe pedestrian connection
and the perception that the physical station
is ‘outside’ the core of the Town Center. This
will be accomplished by introducing new development and adding a significant promenade over MD 355 that effectively connects
the station to the heart of the Town Center.
The promenade should be viewed as more

The proposed pedestrian promenade could incorporate creative paving, finishes, and landscaping.
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The proposed promenade ‘experience’
would begin at the station (see Metro Station and promenade section drawing on
page 52). Upon arrival at the station, one
would take an escalator or elevator up to a
height (approximately 25 feet) above the
tracks, which represents the entry level to
the Town Center for those arriving on Metro.
This lobby space would be incorporated into
development, most likely including air rights
development over the tracks, that would occur as part of development of the station
site. From this level, pedestrians would
move west toward the Town Center through
an enclosed space and exit the structure
onto a public plaza/pedestrian promenade
above Rockville Pike. Grade adjustments to
the promenade may be likely so that it may
join the existing Metro promenade between
the 255 Rockville Pike and 51 Monroe Street
buildings.

residents of East Rockville. This promenade
would serve as a primary pedestrian link between the Metro station/East Rockville and
the Town Center. As an added benefit, it can
provide public space for passive and active
uses. From above Rockville Pike, the plaza
would connect to the existing promenade,
and thereby connect to East Montgomery
Avenue, where the promenade would transition down to street level and into the heart
of the Town Center.

Grade and elevation changes must be accommodated, but easy access into the lobby
space and promenade should be provided
from the east side of the development for

— Decorative architectural finishes and de-

In addition to the promenade, immediate improvements at the Transit/Metro station
should include at grade pedestrian crossing enhancements of Rockville Pike.
A number of significant urban design elements should be incorporated into the public promenade and Metro station area including:

tailing,

— Significant landscaping,
— Pedestrian amenities,

Section of Metro Station and Pedestrian Promenade
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open space within the Town Center.
Urban design standards that should be incorporated into development at the Metro
Station should include the following characteristics:

— Decorative architectural finishes, with a

Example of how the Metro station could be highlighted
through the incorporation of landmarking elements.

—
—
—

— Landmark tower at Metro station and
Courthouse Square terminus,
— Public plaza at foot of promenade, and
— Interior public gathering space.




New development on east portion of
WMATA site: The land adjacent to the station on its east side should be developed in
such a manner that it encourages a mix of
uses, with both an office and residential
component. Traditional retail activity and
transit-related functions should be strongly
encouraged at the ground floor and at the
pedestrian crossing level. Specific densities for development around the transit station are discussed in Chapter 7, Regulatory
Recommendations.
New development on west portion of
WMATA site: The land immediately west of
the station site, adjacent to MD 355 should
be redeveloped over time to include a higher
density mixed-use structure, with a major
employment or office component. This new
redevelopment should also include a significant interior public space that is adjacent
to the pedestrian promenade. The combination of the interior and exterior public
space should be viewed as a major urban

—



‘transit station’ theme. A landmark clock
tower is recommended at the station to
be the terminus of the pedestrian promenade and a visual feature along MD
355.
Enclosed parking structures.
Retail on ground floor
Residential development closest to existing neighborhoods.
Enforcement of residential proximity
slope adjacent to Metro site on the west
side of South Stonestreet Avenue to allow smooth transition between neighborhoods and denser development.

Parking: Structured parking that provides
for interior bus circulation and drop-off
should be incorporated into any station development project.

Transportation and Circulation
Infrastructure Policies
It is not the intent of this plan to provide a specific transportation plan; however, the principles
behind the proposed transportation and circulation recommendations should be evaluated as
a basis for future transportation projects. Improvement and adjustment of the Town Center
street system should complement the goals and
objectives of providing safe and efficient connections to and from key Town Center locations
and meet the principles outlined below:


The creation of a new major pedestrian
spine along Maryland Avenue should serve
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as a primary organizational element for new
development in the core of Town Center.
The new corridor should offer connections
to existing major thoroughfares (i.e. 355),
but not become an alternative vehicular
route to these major arteries.
Maryland Avenue should provide a seamless connection or transition to North Washington Street, which will also offer a pedestrian-oriented retail environment.
On-street parking should be provided along
Maryland Avenue and in other locations,
where possible.
Bridge construction should incorporate a
significant design component that allows
those elements to be complementary visual
elements to Town Center.
Opportunities to improve system-wide circulation to provide alternatives to vehicular





travel, including bike routes and enhanced
pedestrian walkways, should be maximized
within road improvement projects.
Additional connections between the Town
Center and East Rockville should be introduced and analyzed in the future. These
connections should not, however, be designed to funnel significant general traffic
into residential neighborhoods.
Timing of the traffic control signals should
be coordinated to facilitate through and local
vehicular traffic flow balanced with pedestrian
access.

Proposed Transportation, Circulation &
Infrastructure Improvements
Key transportation and circulation infrastructure
recommendations, highlighted as concepts on
the Illustrative Plan, include:

Sketch looking north on Maryland Avenue towards Gateway Tower
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Proposed street section on Maryland Avenue

Proposed street section on North Washington Street
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Redevelopment of the Metro station site could incorporate parking and bus drop-off underneath the pedestrian promenade.
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Maryland Avenue extension northward curving slightly toward North Washington Street
and intersecting with Dawson Avenue (see
Proposed Maryland Avenue and North
Washington street section drawings on
page 55). Design elements along this new
corridor should include:
— Pedestrian amenities,
— Wide sidewalks,
— Significant landscaped areas and street
trees,
— Ornamental lighting,
— Visual marker/landmark element,
— Encouragement of outdoor cafes,
— On-street parking, and
— Bike lanes.
Immediate at-grade pedestrian improvements along MD 355, especially at Middle
Lane, to facilitate east-west crossings.
Extension of Dawson Avenue to connect
North Washington Street and MD 355.
North Stonestreet Avenue shifted eastward
immediately north of Park Road and westward immediately south of Park Road to create new alignment.
Vinson Street closed and replaced with
structured parking.
Pedestrian promenade as part of new de-



velopment at Metro station.
Improved rail bridge at Park Road underpass that enhances pedestrian crossing and
aesthetic appearance.
New east/west road extensions under the
rail lines from MD 355 to North Stonestreet
Avenue and/or to South Stonestreet Avenue, the location, feasibility and benefits
of which would be determined through a
neighborhood planning effort and transportation analysis in conjuction with the State
Highway Administration (SHA), Washington
Metropolitan Area Transit Authority
(WMATA) and the City.
New railroad bridges at east/west neighborhood connections to include significant design
detailing. Examples of this type of treatment
include:
— Decorative architectural finishes &
detailing,
— Creative retaining walls/terracing,
— Visual markers/landmark element, and
— Unique lighting concept on structure.

Organizing Design Elements Policies
It is important that the Town Center establish a
unique identity that is unlike anywhere else in
Rockville. The Town Center would benefit in
many ways from features that promote a distinctive identity. These elements can also help
Milwaukee Mayor John Norquist, an
ardent advocate for good design
within the urban environment, fought
the state transportation department
to prevent the construction of the Park
East Freeway because of the negative
impact it would have had on downtown Milwaukee and its relationship
to the lakefront. He predicts that the
great public works of the next century
will be the deconstruction of freeways
once economists apply themselves to
the investigation of the economics of
transportation.
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to make the Town
Center a cohesive
district that is easily
recognizable. A series of signature focal
points, open space,
gateways, etc. would
help to reinforce this
identity.







Focal points and
landmarking features should be
Public art can be used as
incorporated
landmarking elements to
along Town Cenvisually anchor Maryland
ter streets and in
Avenue and the L-shaped
public spaces to
pedestrian spine.
create visual interest and draw
pedestrians.
 Landmarking should begin at the Metro station and continue throughout the Town Center.
 Focal points at the end of Maryland Avenue
and potentially at the intersection of Maryland Avenue and Beall Avenue should be
utilized to visually anchor the street and reinforce the desired quality and character that
will allow it to be successful as a dynamic
retail and entertainment corridor.
 The Town Center should be a preferred location for cultural institutions and amenities,















Sidewalk cafes will enliven Town Center streetscapes.



such as Rockville Arts Place or a Science
Center, that serve the citizens of Rockville
as well as provide tourism opportunities.
A combination of architectural elements, such
as sculpture, public art and unique signage
should be incorporated into Town Center
streetscapes.
Small, urban ‘pocket parks’ should be used
to enhance the pedestrian environment, provide key landmarks throughout the Town
Center, and provide transitions between
structures.
Maryland Avenue should be designed as a
continuous retail corridor. A critical mass of
retail establishments should be provided,
while detrimental features such as multiple
curb cuts should be minimized.The central
urban park to be located on Maryland Avenue, as well as various pocket parks,
should be designed to complement the retail and entertainment corridor.
Streets should be designed to encourage
pedestrian interaction and activity through
provision of wide sidewalks, small gathering places, and interesting ground floor
uses.
Buildings with ground level parking and
blank building walls, should not be allowed
along street edges (especially Maryland and
East Montgomery Avenues).
Sidewalk activity, such as cafes and other
retail displays visible from the street, should
be encouraged.
Appropriate and attractive pedestrian street
furniture, including bus shelters, seating,
surface treatment, and lighting, should be
incorporated into all major pedestrian areas.
Streets should be designed to accommodate motor vehicles, pedestrians, and cyclists appropriately.
Facilities (bike paths, racks, etc.) for cyclists
should be incorporated into street improvements and open space plans.
Gateways, as illustrated on the Desired
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Organizing Design Elements Proposed
Improvements
Key recommendations for using design features
as organizing elements in the Town Center include:


Unprogrammed linear green open spaces can provide significant visual amenities.





Framework Diagram, should mark key arrival points into the Town Center. These
gateways may incorporate landscaping,
public art, lighting, surface paving treatment,
or signage as appropriate.
The proposed linear green along MD 355
should be viewed as an opportunity to create a significant gateway that announces arrival in the Town Center. This improvement
also responds to potential future modifications to MD355. It is anticipated that over
time, future expansion of the MD 355 rightof-way will impact the land immediately to
the east of this roadway. These impacts will
make these parcels difficult for development.
The proposed linear green could provide a
pleasant visual relief to the existing treatment along this corridor. As an urban design statement, this proposed concept offers an opportunity for public art, landscaping, and landmarking features.
Above-ground utilities, particularly overhead
electric lines, should be placed underground
whenever feasible. Further study should be undertaken to determine both the physical and fiscal (TIF, BID, grants, or other methods) feasibility of undergrounding utilities in Town Center.







Central Urban Park:
— Provide public gathering space along
Maryland Avenue
— Opportunity for public art, landscaping,
benches and other pedestrian amenities
— Potential location for Farmers’ Market
— Approximately one-half acre in size
Metro Station / Public Promenade:
— Visual landmark along MD 355
— Terminus to East Montgomery Avenue/
pedestrian spine
— Architecturally significant structure that
provides a fitting gateway/arrival to Town
Center from MD 355 and Metro Station
Courthouse Square:
— Connect existing plaza and fountain to
pedestrian spine along East Montgomery and Maryland Avenues
MD 355 Linear Green
— Pedestrian connection between Town
Center and East Rockville

The inclusion of public open space within private development should be encouraged.
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Significant landscaping
— Road improvements
— Lighting
Old Post Office:
— Preserve significant architectural structure along Washington Street
Urban Park/Plaza at Northern Terminus of
Maryland Avenue:
— Opportunity for significant landmarking
element such as bell tower or water feature
— Significant landscaping
Various Urban Pocket Parks:
— Small urban plazas containing pedestrian amenities, including seating, appropriate lighting and landscaping, incorporated into various development projects
to provide relief to the urban environment
Gateway Features
— Improvements (landscaping, lighting,
etc.) at North Washington Street and
Hungerford Drive
— Improvements (landscaping, lighting,
etc.) at Rockville Pike and Dawson
Street extension
— Improvements (landscaping, lighting,
etc.) at Rockville Pike and Beall Avenue
— Improvements (landscaping, lighting,
etc.) at Rockville Pike and East Middle
Lane
— Improvements (landscaping, lighting,
etc.) at MD 28 and MD 355
— Improvements (landscaping, lighting,
etc.) at North Washington Street and
Jefferson Street
— Improvements (landscaping, lighting,
etc.) at North Washington Street and
Maryland Avenue
— Improvements (landscaping, lighting,
etc.) at Metro station site
—
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Impact of Physical Plan Recommendations
The Master Plan for Rockville’s Town Center
strives to describe a potential vision for the
downtown that maximizes economic opportunities in a manner that is conducive to community goals and objectives. As such, a variety of
uses serving both local residents, employees
and area visitors are included. Also incorporated
into the plan are sites for new residential development that could increase the local resident
population.
A significant amount of new development is anticipated by the Master Plan recommendations.
The following summary incorporates the physical plan recommendations and anticipates the
potential types of uses that would be provided if
‘full build-out’ proceeded according to the Illustrative Plan drawing; however, this is only one of
many possible scenarios for the Town Center.
Office Development
Potentially more than 1.6 million new square
feet at the following locations:
 In 6 new 3-story buildings along North
Stonestreet Avenue,
 In mixed-use joint development at the Metro
station,
 In a new building replacing the existing 255
Rockville Pike,
 In a new building on East Jefferson Street
south of the County Judicial Center,
 In new building along MD 355 north of
Rockville Metro Plaza, and
 On upper floors of mixed-use buildings at
East Montgomery Avenue-North Washington Street, Middle Lane-North Washington
Street, and along Maryland Avenue north
of Beall Avenue.
Residential Development
Potentially 1.1 million square feet (700-1,200
units) at the following locations:
 In 2-3 story attached townhomes on North
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Stonestreet Avenue north of Lincoln Avenue,
In mixed-use joint development at the Metro
station,
As part of the Archstone development on
MD 355,
In a new multi-story building south of the
Metro station,
On the upper floors of 5 new mixed-use
buildings on Maryland Avenue between East
Middle Lane and Dawson Avenue, and
On the upper floors of 5 new mixed-use buildings along North Washington Street between
East Middle Lane and Dawson Avenue.

Retail/Entertainment Development
Potentially 350,000 square feet at the following
locations:
 On ground floors of mixed use buildings and
in the ground floors of 2 garages on Maryland Avenue from East Middle Lane to
Dawson Avenue (150,000 square feet),
 On ground floors of mixed use buildings on
North Washington Street between East
Montgomery Avenue and Dawson Avenue,
 As part of the mixed use redevelopment of
255 Rockville Pike, and
 In mixed-use joint development at the Metro
station.
Open Space
Although it is recommended in the design guidelines that open space amenities be incorporated
and encouraged within all new private developments, the Master Plan proposes possible public
open space at the following locations, if feasible:
 Public plaza on Maryland Avenue extended,
 Linear green along MD 355,
 Public plaza on pedestrian promenade connecting the Town Center with the Metro station,
 Pocket parks on Maryland Avenue, on Beall
Avenue west of Maryland Avenue, and at North
Washington Street and Dawson Avenue,
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Park with significant landmarking element
at north end of Maryland Avenue and in front
of garage at Gateway Tower,
At all four corners of North Washington
Street and Beall Avenue, and
At the existing open space at Maryland Avenue and East Jefferson Street and at
James Monroe Park.

Parking
The above uses create a demand for nearly
8,000 new parking spaces. Potentially more
than 8,500 spaces could be provided in the following general locations (see map on page 61):
 At northeast corner of Maryland Avenue and
East Middle Lane (approx. 1,000 garage
spaces above and below ground),
 North of Rockville Metro Plaza project
(approx. 500 garage spaces),
 Along MD 355 between Beall Avenue and
Dawson Avenue (approx. 100 surface
spaces and 800 garage spaces),
 On west side of Maryland Avenue north of
Beall Avenue (approx. 750 garage spaces),
 South of Beall Avenue between North Washington Street and Maryland Avenue (approx.
650 garage spaces),
 On both sides of Beall Avenue west of North
Washington Street (approx. 100 surface
spaces),
 On North Washington Street north of Middle
Lane (approx. 40 surface spaces),
 Between new District Court and City Hall
on vacated Vinson Street (approx. 700 garage spaces),
 On Jury lot on East Jefferson Street (approx.
800 garage spaces),
 As part of joint development of Metro station, and
 Along North Stonestreet Avenue north of
Park Road (approx. 450 garage spaces and
approx. 500 surfaces spaces in 4-6 lots).
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Proposed Parking Sites
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Implementation Strategy

IMPLEMENTAT ION
STR ATEGY

The implementaion strategy is a critical piece
of a truly effective Master Plan. The plan is just
the beginning of the process; it is through implementation that the community moves the recommendations forward. Key elements of an
implementation strategy include a description
of what is to be done, how it is to be done, and
who will do it. The implementation recommendations are not without difficulty and must ultimately be weighed by the community in terms
of potential political, financial, and human resource impacts. Rarely do all recommendations
actually occur as described in the Master Plan;
however, often one or more projects exist that
can help reposition an area to attract more investment. Those ‘catalyst’ projects should be
the initial, primary focus of the implementation
work program.
This chapter begins with an overview of the key
catalyst projects identified during the course
of the Town Center Master Plan process, and
then describes three support initiatives that
should be part of the Master Plan implementation work program. The organizational and
financial opportunities that exist to serve the
implementation of the Rockville Town Center
Master Plan are outlined. Finally, the immediate and long-term tasks are described in a proposed action plan. The consultant planning
team believes the execution of the catalyst
projects and support initiatives described below will allow Rockville to make significant
progress in achieving the Town Center Master
Plan Goal and Objectives. The three catalyst
physical improvement projects are:





Maryland Avenue Extension,
City-Facilitated Mixed-Use Development, and
Pedestrian Promenade.

The timeframe for each of the Rockville Town
Center catalyst projects varies and is based on
a number of factors including funding, property
ownership, impact, etc. Short-term projects
should be undertaken as soon as feasible by
the City and should be completed within the next
3 to 5 years. Planning for intermediate projects
should begin within the next 2 to 3 years and
the projects should be completed within the next
5 to 10 years. Long-term projects are expected
to take 10 to 15 years or more to complete.
This phasing and sequencing of projects is important for the success of the Master Plan. Because City resources for every project are not
available in the short term, projects must be
addressed in such a way that moves the Plan
recommendations forward within realistic
bounds of financial and personnel capacities.
In all cases, creativity and resourcefulness in
identifying alternative funding sources, such as
grants, should be utilized. By beginning with
the Maryland Avenue extension, new development along
this street
In Kansas City, tax increcan be leverment financing was used
for part of the $35 million
aged. This
costs of renovating the
new developNew York Life building for
ment will renew office space with statesult in inof-the-art energy communications and environcreased tax
mental capabilities.
revenues.
This incre-
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mental increase in revenue creates the increment for the proposed tax increment finance
(TIF) district. Although it is created from general tax revenue, this increment creates a funding source that will allow the City to participate
in funding additional projects, such as the pedestrian promenade, that directly benefit the
Town Center. The phasing of improvements will
also allow later projects to be refined to meet
new realities as the Town Center evolves.
CATALYST PROJECTS
1. Maryland Avenue Extension

viding a ‘destination environment’ that will
attract pedestrians arriving into the Town
Center from the Metro Station. The extension of Maryland Avenue will consist of a
lane of traffic in both directions with onstreet, metered, parallel parking adjacent to
the travel lanes and on-street bike lanes.
Sidewalks should be between 12 feet and
15 feet wide to allow for outdoor dining and
comfortable pedestrian flow. Ideally, this
Maryland Avenue reconfiguration and associated land acquisition for the corridor north
of Beall Avenue should be done simultaneously with the roadwork on Maryland Av-

Summary of Project
The Master Plan proposes the extension of
Maryland Avenue from its current terminus
at East Middle Lane northward curving to
the west to align with Dawson Avenue (see
plan detail at right). Connections to North
Washington Street would be made at
Dawson Avenue and to MD 355 via a proposed new street that would intersect MD
355 across from Exchange Place (451
Hungerford Drive). The primary goal of the
Maryland Avenue extension is to create a
dynamic mixed-use corridor that can be the
centerpiece and primary organizing element
for the Town Center. The corridor will consist of retail and entertainment uses at the
ground floor with office and residential space
on upper floors. The Maryland Avenue extension will improve local vehicular circulation and establish a primary pedestrian circulation system.
Pedestrian-scale development and a high
amenity streetscape that reinforces pedestrian safety will be of primary importance for
the new portion of Maryland Avenue, with
automobile traffic allowed at low speeds.
This corridor must create a spine for the
Town Center by providing an easy transition toward Washington Street and by pro-
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Proposed Maryland Avenue extension.
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enue to the south. However, a potential
phasing strategy could allow the roadwork
to be constructed up to and including the
traffic circle in the near term, leaving the remaining area to be reconfigured in a future
phase as properties begin to redevelop.
Properties north of Beall Avenue, e.g. the
current Giant Food Store, are already beginning to change and the ultimate alignment of Maryland Avenue may be different
based on new ideas that property owners
bring to the table.
How & When
The full Maryland Avenue extension from
Middle Lane to Dawson Avenue will require
that the City of Rockville acquire land in the
blocks north of Middle Lane to invest in new
infrastructure and to supplement parcels that
are already owned by the City. The full street
extension will impact a maximum of nine
parcels and will cost an estimated $8.2 million for right-of-way acquisition, although the
City already owns part of the necessary
right-of-way. The cost estimate for right-ofway acquisition is based on a minimum 80foot right-of-way for 1,800 feet at $57 per
square foot (approximately $2.5 million/
acre). The alignment shown has been suggested because it minimizes impacts on existing buildings; however, parking associated with those structures is affected by
right-of-way acquisition. Once the alignment
has been determined, property owners and
developers should be engaged to assist in
finalizing design alternatives. Construction
costs for the actual roadwork and
streetscape improvements are estimated to
be $1.7 million for improvements between
East Middle Lane and Beall Avenue and
$2.3 million for those north of Beall Avenue.
Due to potential impacts on parking by the
project, some existing buildings may find
that they no longer meet City parking re-

Implementation Strategy

quirements. Negotiation or remediation of
that condition will likely be necessary. A
precedent for dealing with this has been set
by the City when Metro was constructed.
Properties were not considered development non-conformities even though parking
requirements for affected properties could
not be met. Because of these additional
costs and acquisition conditions, the Maryland Avenue extension should be thought
of as consisting of two distinct phases:
1. Improvements between East Middle
Lane and Beall Avenue, and
2. Improvements between Beall Avenue
and Dawson Avenue.
The City’s infrastructure investment will leverage private sector investment in new
buildings and businesses along Maryland
Avenue (in particular, see Catalyst Project
2, City-Facilitated Mixed-Use Development,
as an example). The new street will also
reconfigure parcels that do not currently
work well for ground floor retail and upper
floor office and residential because of their
expansive size. Blocks will be reduced to a
more human scale that will allow them to
better accommodate the desired type of
character and development with shorter
blocks that facilitate pedestrian activity. The
key steps necessary to accomplish this
project are as follows:








Coordinate design of corridor with library planning and design,
Design road, intersections, and sidewalks,
Design streetscape elements for Maryland Avenue and library,
Finalize engineering,
Produce engineer’s cost estimate,
Determine timing for two phases of extension,
Identify and secure funding sources,
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Acquire property, and
Construct improvements.

The Maryland Avenue extension is the most
critical project in the Master Plan because it
will set the tone for the remainder of the
Town Center. The centerpiece nature of the
extension makes at least the first phase of
these improvements a short-term project
(next 3 to 5 years).
Who & What
The City of Rockville, in conjunction with private property owners, will be the primary
player in the Maryland Avenue extension.
Land acquisition and infrastructure construction will be the responsibility of the City, although coordination with Montgomery
County as library plans are finalized will be
necessary. This will include acquisition and
construction of the roadbed, sidewalks and
streetscape. The intersection of Maryland
Avenue and Middle Lane will need to be enhanced, and the intersection of Beall Avenue
and Maryland Avenue should be constructed. The extension of Dawson Avenue
between North Washington Street and MD
355 could occur in this early phase or as
redevelopment occurs around it. City CIP
funds will be necessary for this project; however, those resources could be leveraged
with revenue from a tax increment finance
(TIF) district. In addition, opportunities to
use other programs, such as TEA-21,
should be explored.
Outcomes & Benefits
The extension of Maryland Avenue will set
the tone for the Town Center by creating a
new pedestrian-scaled, retail corridor. The
project will leverage additional development
in the Town Center, which will create additional increment for the proposed TIF district.
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It is expected that the City’s initial investment in the Maryland Avenue extension
could leverage private investment (as shown
on the Illustrative Plan drawing on page 48)
in the ‘ballpark’ of $150 million to $250 million. This could include more than 200,000
square feet of retail space, 900,000 square
feet of office space, and more than 500 residential units. The investment would also provide 110 on-street metered parking spaces
(50 south of Beall Avenue and 60 north of
Beall Avenue) which would generate ongoing revenue.
2. City-Facilitated Mixed-Use
Development
Summary of Project
The provision of public parking will be one
of the key ingredients to successful longterm implementation of the Town Center
Master Plan. Many believe this to be the
most critical ingredient. The new development anticipated in the Master Plan could
generate the need for 6,000-8,000 additional
parking spaces within the Town Center. (This
is based on potential new developments that
are not currently underway and on providing 180 spaces for the library.) This demand
would occur over time, as new development
projects take place, and would include different types of parking to support different
types of development. New housing development would most likely require evening,
on-site parking. Office development would
demand daytime, long-term parking, while
increased Town Center retail would need
shorter-term parking during the day and
evening. Special events and community activities will require a large block of parking,
but on a more intermittent basis.
Given both the amount and the variety of
parking required, it is unlikely that private
sector development alone will be capable

ROCKV ILLE TOWN CENTER MASTER PLAN

CHAPTER SIX

of meeting the Town Center’s needs. To
meet those needs, the public sector will have
to take a pro-active role in managing the
provision of additional parking to meet the
needs of public uses and future development. Activities could include:









Assessing specific parking needs by
type, location, and through time, based
on the Master Plan;
Soliciting public input from developers,
retailers, and residents;
Allocating new parking in appropriate locations within the Town Center as proposed within this Plan and elsewhere as
conditions change;
Identifying funding, creating parking policies, and establishing operational protocols; and
Implementing selected parking development projects.

On-street metered parking will be one
means of providing additional Town Center
parking to a limited degree. It is expected
that 110 on-street spaces will be provided
on Maryland Avenue; however, with a projected parking demand of at least 6,000
spaces, structured parking will be a critical
component of a Town Center parking initiative.
To begin providing additional parking, leveraging public investment in Maryland Avenue
improvements, and encouraging new retail
and housing development within the Town
Center, the Plan recommends a public-private partnership development along the east
side of Maryland Avenue, south of Beall
Avenue (see plan detail below). At this location, the planning team envisions a 6 to
8-story structure with ground-floor retail and
upper-floor residential along Maryland Avenue and Beall Avenue fronting structured
parking. It is estimated within this concep-
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tual project plan that at least 700 parking
spaces could be provided within the garage.
An additional 200+ spaces could be provided underground.
Because housing is a key piece of the development program for the Town Center, the
planning team recommends that the City
take the opportunity to combine the provision of parking with the provision of new residential development on land that it currently
owns. Additional housing would create more
demand for goods and services within the
Town Center, and along with the retail space,
begin to create a “18-hour” activity area. The
parking component would then support not
only on-site development, but new retailing
and office development in the immediately
surrounding blocks.
Not only do each of the project’s components support Town Center revitalization, the
incorporation of public parking into a private
development project realizes significant
benefits. Providing on-site public parking
underwrites the project by removing the cost

Proposed mixed-use facility at Maryland Avenue and
Middle Lane.
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of structured parking from the private side
of the ledger, thus increasing the financial
viability of the development. It also marries
the office and retail daytime use of the facility with evening use by residents, resulting
in more efficient use of the facility, and of
valuable Town Center property.
How & When
Because of the importance parking plays in
Town Center development, this catalyst
project should receive high priority and be
placed on a short-term (next 3 to 5 year)
completion schedule. The City’s ownership
of the site will help to expedite the development process, but additional steps must be
taken to implement this important project:









Solicit private developer interest
through a Request for Proposals (RFP)
process,
Finalize site dimensions and possible
building footprint,
Produce schematic building designs and
site plans,
Estimate project costs,
Conduct financial analysis,
Determine potential public sector financial contribution/involvement,
Determine potential private sector contribution/involvement.

Who & What
This project represents a true public-private
partnership, incorporating private and public uses, as well as both public and private
investment. The City’s ownership of the
property facilitates the project moving from
concept to reality in a very timely fashion.
Public ownership of the land also places the
City in a strong position to define its vision
and uses, structure the public-private partnership, and determine the appropriate level
of financial involvement. Montgomery
County could also be involved if it, in con-
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junction with the City, participated in establishing a Parking District.
Although the project includes both private
and public components, the two should be
closely coordinated in design and construction. Through a redevelopment agreement,
the City and a private developer should allocate oversight and financial responsibilities, and should, to the extent possible, utilize the same designers, architects, and contractors for both the public and private improvements. When complete, the public
parking would indeed be that, public, with
the private developer able to lease parking
spaces for the retail and office tenants.
Outcomes & Benefits
The most immediate benefits of this proposed project are the provision of additional
parking and the increase in residential and
retail activity within the Town Center. As
stated earlier, new housing will increase the
demand for retailing and entertainment activities within the Town Center. This project
will also generate additional tax revenues
that can be used to support other catalyst
projects and subsequent initiatives through
the use of tax increment financing. Additionally, there is benefit derived from the
partnership nature of the project. By establishing a model for public-private partnership, this project can demonstrate the viability of such undertakings, clearly define appropriate roles and responsibilities, and set
parameters for future public sector financial
involvement.
The construction of the parking structure is
expected to cost between $15 million and
$18 million (for nearly 1,000 spaces above
and below ground). It is expected that that
initial City investment could leverage private
investment in an amount of $12 million to
$14 million which could include 15,000 s.f.
of retail space and 100 residential units.
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This private investment is in addition to that
described earlier as what could be leveraged
by extending Maryland Avenue northward
to Beall Avenue.
3. Pedestrian Promenade
Summary of Project
One of the Town Center’s assets is the Metro
station. The Metro line links Rockville with
the greater D.C. metropolitan region, increasing the market potential for retail, office, and housing development. The
Rockville Metro station also brings this market potential directly into the Town Center.
However, this potential must be leveraged
by providing a safe, direct pedestrian link
between the station and the Town Center,
and by creating an attractive entryway into
the Town Center for visitors, commuters, and
residents.
There is near consensus agreement that the
current overhead walkway is not a suitable
connector between the Metro station and
the Town Center. To improve the connectivity, the Plan proposes the development
of a pedestrian promenade/public plaza
between the Metro station and East Montgomery Avenue (see plan detail on page 70).
Although it is not the intent of the Plan to
detail the design and layout of the Metro station site, the intended conceptual design is
described below.
The proposed promenade ‘experience’
would begin at the station. Upon arrival at
the station, one would take an escalator or
elevator up to a height (25 feet) above the
tracks. This height represents the ‘lobby’ or
entry level to the Town Center for those arriving on Metro. This space would be incorporated into development, most likely including air rights development over the tracks,
that would occur as part of WMATA’s joint
development program. From this level of the
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lobby, one would move west toward the
Town Center through an enclosed space
and exit the structure onto a public plaza/
pedestrian promenade that would be elevated above Rockville Pike. Slight grade
adjustments or sloping of the promenade
may be likely for it to adjoin the existing plaza
and steps between 255 Rockville Pike and
51 Monroe Street.
Grade and elevation changes must be accommodated, but access into the lobby
space should be provided from the east side
of the development so that residents of East
Rockville could easily access the space and
the pedestrian promenade. This promenade
would serve as part of the pedestrian link
between the Metro station/East Rockville
and the Town Center. In addition, it can provide public space for passive and active
uses. From above Rockville Pike, the plaza
would extend further west to East Montgomery Avenue, where the promenade would
transition down to street level and into the
heart of the Town Center via the existing
steps and elevator at Monroe Street.
The promenade will be a critical yet difficult
project. Its magnitude, mix of uses, design
challenges, and expense make this recommended initative challenging; however, the
importance of the pedestrian promenade
cannot be overemphasized.
How & When
Development of the pedestrian promenade
and public plaza will be an intermediate-term
project, likely completed within a 5 to 10 year
period. Not only is the project itself an ambitious undertaking, but its success will require close integration with joint development of the Metro station. In addition, SHA
cooperation will be necessary for construction over the state highway (MD 355). Significant steps in project implementation will
include:
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Schematic design of the promenade and
public plaza.
Incorporating promenade into the design
and construction of the Metro station development.
Identifying and securing project funding.
Obtaining the necessary permits and approvals from the State Highway Administration and WMATA.
Construction of the plaza and promenade.

Although the promenade is directly tied to
the development of the Metro station environs, the future of 255 Rockville Pike will
have less impact on the implementation of
this initiative. The site has been identified,
however, as a candidate for redevelopment,
and RCI, the site’s developer, has received
preliminary approval for a new 14 to18 story
mixed use building on the site. Nevertheless, there are long-term leases encumbering the property and redevelopment may not
be imminent. The pedestrian promenade
can likely be implemented without any immediate redevelopment of 255 Rockville
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Pike. Proper planning and engineering of
the promenade could result in an interim
connection to the existing plaza between
255 Rockville Pike and 51 Monroe Street,
until such time as the ultimate future of 255
Rockville Pike is determined. The promenade can work, therefore, without any redevelopment of 255 Rockville Pike. In fact,
further improvements could be made to the
space between 255 Rockville Pike and 51
Monroe Street that would unify the space
and make it an appropriate entry into the
Town Center.
Who & What
As a major public improvement project, development of the pedestrian promenade will
be a City and WMATA led effort. The State
Highway Administration could also play a
role given current investigations into MD 355
and pedestrian connectivity to the Town
Center. The promenade project will also
require close cooperation with the privatesector party leading the joint development
of the Metro Station. Funding for this project

Proposed pedestrian promenade.
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is likely to require City, County, State, and
potentially Federal (e.g., TEA-21) participation. The project should qualify for such collaboration because it represents a safety enhancement to a State highway (MD 355) and
encourages increased use of mass transit.
Outcome & Benefits
The development of a pedestrian promenade will provide benefits to the Town Center and to the community as a whole. The
promenade will improve pedestrian access
between the Metro line and the Town Center, which in turn makes the Town Center a
more attractive place for residential and
commercial development. New development will mean an increased tax base for
the entire community, and additional Town
Center residents and office workers mean
increased demand for retailing, restaurants,
and professional services. Finally, the promenade and plaza will create a prominent feature that can serve as an attractive gateway into the community for both Metro riders and MD 355 commuters.
The construction of the pedestrian promenade is expected to cost between $15 million and $20 million. It is expected that public investment in that amount could leverage private investment in an amount of $100
million to $120 million which could include
70,000 square feet of retail space, 200 residential units, and 400,000 square feet of office space as part of the joint development
of the Metro station (both sides of the
tracks). In addition, indirect leveraging of
other private investment would likely occur
as a result of the improved accessibility between the station and the Town Center.
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SUPPORT INITIATIVES
In addition to the three catalyst projects, three
ongoing support initiatives are proposed as part
of the Town Center Master Plan. Those initiatives which are detailed below include:




Housing;
Retail/Entertainment Business Investment; and
Town Center Organizational Structure.

1. Housing Initiative
Issues
To create a truly “18-hour-a-day” center of
activity, and to support the desired mix of
retail and entertainment uses within the
Town Center, there must be a significant
resident population within the area. Because little new housing has been built in
the Town Center to assist in creating this
“alive after five” character, the planning
team recommends the addition of a significant amount of new housing – as many as
200 units annually for the next 5-7 years –
as a key objective of the Town Center Master Plan.
Market research indicates relatively strong
demand for existing housing in the Town
Center, and it would appear that the primary
impediment to new housing development is
the inter-related impacts of land prices, site
assembly, and the provision of parking. To
overcome the cost of land and the time associated with site assembly, residential development in the core of the Town Center
must achieve densities of 30 to 50 units per
acre. This in turn requires the provision of
structured, rather than surface, parking in
order to maintain as much land for the housing units themselves, further increasing
project costs and lessening the economic
viability of the development.
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In order to facilitate significant new Town
Center housing development, the City of
Rockville will need to effectively address
these impediments and create an environment more financially conducive to development.
Potential Responses
The mixed-use/parking catalyst project described earlier in this chapter offers an important first step in accomplishing this goal,
and clearly demonstrates the City’s commitment to this initiative. By replicating this
public-private partnership model for other
projects, undertaking site assembly and providing a portion of the necessary parking,
the City would provide a very pro-active
leadership role in new Town Center housing development.



Site Assembly – The time required for
property acquisition and site assembly,
along with the associated increased
costs, provide a dis-incentive for privatesector involvement in housing development. By undertaking these activities
instead, the public sector can reduce the
private sector’s costs and further encourage residential development.



Live Near Work Program — The Maryland Department of Housing and Community Development offers a “Live Near
Your Work Program” which provides
grants to local units of government to
match employer-provided down payment assistance for employee home
purchases. The City of Rockville could
not only apply for grant funds to establish such a program, and encourage the
participation of Town Center employers,
but become a participating employer and
provide funds to City employees purchasing homes in nearby neighborhoods.



Employer Assisted Housing — Similar to the Live Near Work Program,
Fannie Mae has also established an employer-assisted housing program which
offers grants, rate-reductions, and
matched savings benefits, and can be
customized to suit local market needs.
This product could be combined with the
program above into a very effective tool
for increasing Town Center residential
marketability.



Location Efficient Mortgage Program
– This Fannie Mae pilot program links
housing with public transportation, by increasing a family’s borrowing power to
reflect the anticipated savings from their
use of public transportation. Banks in

The programs and incentives outlined below should be considered for inclusion in an
ongoing Town Center housing development
initiative:




72

Marketing Opportunities – By identifying target sites for residential development in accordance with the Master
Plan, linking them with other incentives
or assistance described herein, and actively marketing those development opportunities to the private sector, the City
could stimulate the provision of new
housing in the Town Center.
Height or Density Bonuses – The City
of Rockville can encourage new housing by providing height or density bonuses to residential development
projects. By expanding the FAR or allowing additional height, the overall density of the project can be increased and
the potential economic gap associated
with Town Center housing development
reduced.
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Chicago have used location efficient
mortgages by offering borrowers reduced rates or increased loan amounts
based on savings the borrower would
realize by living close to work or using
transit. Working in conjunction with other
nearby communities, the establishment
of this program in the metropolitan D.C.
area would further increase the marketability of Town Center housing.
2. Retail/Entertainment Business
Investment Initiative
Issues
Currently the Town Center has only a limited number of retail, restaurants, and entertainment activities. The creation of additional opportunities is limited, to some extent, by the general stigma associated with
the Town Center as a result of the former
Rockville Mall, and the predominance of
single-use shopping centers with on-site
surface parking as the recent model for general retail development. Development
trends, however, are now moving back to
traditional storefront retailing in a more diverse, mixed-use town center or Main Street
environment, and revitalization efforts
should take advantage of this trend through
the reconfiguration of the Town Center
physical fabric into a more traditionally urban setting.
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per-friendly and retail-friendly environment.
The continuation of streetscape improvements, on-street parking, decorative lighting, and wide pedestrian walkways initiated
in recent years will be important first steps
in this effort. The provision of additional public parking structures as part of new publicprivate development projects (as described
earlier in this chapter under Catalyst
Projects) would further increase the attractiveness of the Town Center for shoppers
and retailers alike.
Other programs, as outlined below, should
also be considered as part of a potential City/
expanded Advisory Group sponsored business investment initiative:


Parking Validation Program – Eventual retail development could be supported by a program that would reduce
parking costs for shoppers if they purchase goods, dine, etc. in a Town Center business. Because most of the parking would be public, this underwriting of
parking would likely occur by the City/
County/Parking District to the extent that
bond financing mechanisms allow such
activities to occur.



Height or Density Bonuses – The City
of Rockville could encourage the development of new retail space within the
Town Center by providing height or density bonuses for projects that incorporate ground floor retail space. In addition, as stated elsewhere throughout this
document, the elimination of retail space
from FAR calculations could also provide incentives to developers to include
retail development in their projects.



Site Assembly – Public sector property
acquisition and site assembly could also
play a role in the development of new

Another impediment to retail development
is simply the lack of space available for new
businesses, due to limited existing Town
Center retail space. Abundant, convenient
parking and easy access to existing retail
businesses have also been lacking within
the Town Center recently.
Potential Responses
One of the keys to fostering Town Center
retail development will be creating a shop-

ROCKV ILLE TOWN CENTER MASTER PLAN

73

CHAPTER SIX

Implementation Strategy

retail space by reducing the private
sector’s time and cost for those activities and, in turn, making retail development a more financially viable prospect.


74

‘Lease Bounty’ Program – Retail development could also be encouraged by
directly supporting or assisting the retail businesses themselves. A local
‘lease bounty’ program that underwrites
a retail business’s lease rate for a period of time, based on the size of the
business, the jobs created, or the level
of equity investment made might be developed by the City or through a partnership with the City and a private developer. Some have described this approach as that of ‘buying an anchor’
which is not an uncommon practice in
traditional enclosed mall developments.
The City could consider this approach
within parking structures that it provides
by including ground floor retail space for
potential anchor tenants.



Assistance to Small Businesses –
The State of Maryland offers numerous
financing programs to assist small businesses, including the Guaranty Fund
Program and the Equity Participation
Program. The City could agree to match
state participation in such programs to
generate a larger incentive package.



Revolving Loan Program – The State
of Maryland will also provide up to
$500,000 in matching grant funds
through the Economic Development
Assistance Authority to establish a local
revolving loan program to support small
businesses. Coupling those funds with
potential matching grants from local
banks and fundraising efforts could create a larger loan pool with which to work.



Collective Marketing – Numerous lessons are to be learned from how traditional enclosed malls are managed,
leased, and marketed. In addition to the
lease bounty program described above,
collective marketing of the Town Center
and its retail establishments once the
inventory of spaces grows could be of
benefit to tenants. The Greater Rockville
Partnership has already taken steps
through the publication of a Town Center map, and additional marketing materials can be developed once additional
services are introduced.

3. Additional Support
Issues
It has been stated throughout the Master
Plan process that the responsibility for
implementing the Plan cannot fall solely on
the City. The extensive activities involved
with Town Center implementation require
the commitment of a broad array of community stakeholders from both the public
and private sectors. The Master Plan recommends that City staff and the community
purposefully organize to undertake the Town
Center work program. The City (from staff
to the Mayor and Council) have already
shown that the Town Center is a priority for
them by facilitating developer proposals and
focusing on developing parking solutions.
The creation of this Master Plan, however,
places a whole new array of projects onto
the agenda. A purposeful organization to undertake the plan’s work program may mean
that a well-defined organizational structure
will be necessary to assure that the Master
Plan objectives are moving forward in a
timely manner. This structure should fully
utilize, whenever possible, existing resources and entities already vested in the
Town Center; and it should not create an-
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other review or regulatory layer that would
discourage developer interest or overburden City staff. A potential organizational
structure could be based on ongoing citizen input through the coordinated efforts of
existing entities such as the Master Plan
Advisory Group, the Greater Rockville Partnership, the Town Center Action Team, and
others.
Potential Responses
While the City of Rockville cannot carry the
full load of the Town Center work program,
it will, in all likelihood, have to facilitate and
oversee many of its activities. No other entity will be as involved on a day-to-day basis, and the City Manager’s office, the Community Planning and Development Services
Department, and the Department of Public
Works will likely be the City’s mainstays in
this effort. Other stakeholders or entities
should be considered for involvement in order to complement and reinforce the City’s
responsibilities. Logical groups would be
the Town Center Action Team, the Greater
Rockville Partnership, and the Master Plan
Advisory Group. These groups would be
important sources of feedback for the City
and support for the Town Center Master
Plan, but they would not have the power to
approve projects.
These groups’ assistance could be three-fold:




Support plan adoption,
Engage partners in implementation, and
Assist with ongoing policy formation that
arises subsequent to plan adoption.

The groups mentioned above and others
could assist the City with the formation of
specific policies on four important components influencing the future of the Town Center: parking; marketing and promotion; identification of major place-making elements;
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and project/program financing and funding
opportunities. Each of these components
will be receiving considerable attention as
the Town Center work program progresses.
Numerous issues and questions will arise
regarding the best way to proceed relative
to these concerns. The groups could serve
as “resident experts” on these issues,
complementing the professional expertise
of the City staff. Additionally, the groups will
be able to offer the community insights on
different concerns and potential ways to address them.
ORGANIZATIONAL & FINANCIAL
OPPORTUNITIES
In order to support the execution of the catalyst
projects and support initiatives described above,
a number of organizational and financial tools
will be necessary. Following is a description of
the public sector roles and development tools
that can facilitate the implementation of the Town
Center Master Plan.
1. Public Sector Roles
The public sector, including the City, County,
and State, will play multiple roles in the development of the Town Center from Plan promoter to regulator to facilitator to redevelopment leader. The public sector will likely
play a role in each of the projects presented
in this document, although the role it plays
will vary by project. The public sector will
have regulatory control in the entire Town
Center, it will facilitate development in a
large portion of the Town Center, and it will
lead redevelopment in targeted areas. By
proceeding in this manner, the City will gain
the highest return and impact on the public
investment.
The first priority for the City of Rockville is
to get additional support for the plan rec-
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ommendations so that it can adopt the Town
Center Master Plan. This will signal to Town
Center stakeholders and to the development
community that the City is serious about
moving the initiatives forward. Before adopting the Plan, the City, with the assistance of
the Advisory Group, will conduct public
meetings to explain the Plan to the public
and provide a forum for residents and stakeholders to voice their opinions regarding the
Master Plan. The County can assist with this
effort by participating in public meetings, endorsing the Plan, promoting it, and agreeing to participate in some projects.

Regulator
After adopting the plan, the City should begin putting the regulatory measures in place,
such as development standards, zoning recommendations, and final design guidelines.
The new and revised regulations will send
a clear message to the development community and Town Center stakeholders regarding the direction for the Town Center. It
is not the intention of the Master Plan to
establish a climate that is overly regulatory;
however, all parties will benefit from a welldefined and described statement of expectations for Town Center development.

The City of Rockville must also, on an ongoing basis, promote the Town Center Master Plan for it to be successful. Plan promotion will involve City staff and elected officials actively supporting the Plan and explaining the benefits of the Plan to the residents of Rockville, Town Center stakeholders, and the development community. Without the City and the Advisory Group actively
promoting the Plan and building public consensus the more involved activities, such as
land acquisition, road construction, parking
garage construction, and even private sector development, will be considerably more
difficult.

One issue that may surface in the Town
Center is a potential domination of space
by office uses. By establishing a target proportion for the mix of uses in the Town Center, the City can communicate to developers the goals for the types of uses as well
as the character and scale of development
that is described elsewhere in this document. The Master Plan recommends that the
City consider a mix of between 30-40% residential and 60-70% office. With this target
in mind, the City will begin tracking new development to monitor the ratio. Developers
could be provided an incentive to include
the desired mix within single projects. Alternately, if, as development proceeds, one use
is starting to dominate the market, the City
could consider the adoption of a linkage fee.
This fee would be applied to office projects
in the Town Center to generate revenue to
offset the predominance of office space by
providing resources to support housing development. This fee would only be levied,
however, if housing development does not
occur on its own in acceptable amounts. The
fee could be applied to the provision of parking or other elements of housing developments in order to make those projects more
marketable to developers.

Major public sector activities for Plan promotion are as follows:
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Conduct public meetings/open houses,
Increase public understanding and acceptance of plan,
Inform potential developers about the
plan,
Inform new leaders about the plan and
its importance, and
Base future Town Center decisions on
plan recommendations.
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Major public sector activities necessary to
adopt regulatory controls in the Town Center are as follows:








Supplement new standards and guidelines proposed in Master Plan as necessary,
Hold public meetings to introduce proposed changes,
Finalize new standards and guidelines,
Move development guidelines through
adoption process,
Revise Zoning Map according to Master Plan, and
Enforce new standards and guidelines.

Facilitator
The public sector can facilitate development
in the Town Center by removing obstacles
to development or by creating and packaging incentives. Development obstacles may
include a cumbersome permitting process,
multiple permits needed from multiple departments, or an unclear agenda for the
Town Center.
City staff is currently very responsive to developer inquiries and tries to facilitate the
review process in an expeditious manner.
This approach places a tremendous demand on City resources. If determined to
be beneficial, the City should consider the
creation of a priority review process as described below for Town Center developments that adhere to the Town Center Master Plan goals and recommendations. For a
non-refundable earnest deposit, City staff
could agree to expedite the review of a proposal within an accelerated timeframe (potentially 90 days). It is expected that this
deposit would be of an amount higher than
typical permit fees in order to offset the demand placed on staff.
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Alternatively, for projects that do not meet
the qualifications of an expedited review, the
City could discount development permits
and/or defer payments for permits until the
projects are completed. Both tools represent
means of facilitating development; one
would generate additional ‘up-front’ resources for the City, while the other would
allow developers to postpone paying required costs.
Major public sector activities necessary to
facilitate efforts in the Town Center include
the following:






Continue identifying means of streamlining permitting process,
Distribute plan summary that clearly outlines goals/expectations,
Champion and market Town Center opportunities,
Develop incentives geared toward plan
goals, and
Enhance infrastructure.

Leader
For selected projects the public sector may
need to lead the redevelopment effort. This
is certainly necessary initially for some of
the parking and infrastructure improvements
that need to be made. By their very nature,
the catalyst projects described above will
require the City to play a leadership role.
Street extensions, public parking, and pedestrian projects are usually the responsibility of the public sector. The City’s lead on
the catalyst projects will move the Town
Center initiative forward and leverage private development.
Other project leadership can take a variety
of forms. It may be as little as defining
projects or as much as being the developer.
In between these extremes, the City could
identify funding sources, create partnerships
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with private, not-for-profit, or other public organizations, or focus the private sector on
realizing the Town Center goals.
Major public sector activities necessary to
lead redevelopment efforts in the Town Center are as follows:







Design extraordinary tools to induce development and business investment
(such as Parking District, TIF, etc.),
Create specific designation for area,
such as redevelopment area,
Assemble land,
Create public/private partnership for development, and
Dedicate staff person to realize plan
goals and to seek out creative grant/
funding opportunities.

2. Redevelopment Tools
Tax Increment Financing
One of the most powerful tools available to
the City of Rockville to support redevelopment of the Town Center is Tax Increment
Financing (TIF). Article 41 of the Annotated
Code of Maryland allows for the establishment of “development districts” within which
new taxes generated by private development are redirected to infrastructure and
other public improvements necessary to
support that new development. Upon establishing a district, the net property tax assessment is frozen and becomes the “base”
assessed value. As new development occurs, the total assessed value of the district
increases and the taxes generated from that
increased assessment over the base, called
the “increment”, are “captured”. These
funds are then redirected back into the district, through such public activities as:
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property acquisition,
demolition,





relocation of businesses or residences,
installation of utilities and other public
infrastructure or improvements, and
construction of buildings for governmental use or purpose.

Most commonly, these activities are not
funded directly using the annual increment,
but through the issuance of tax-exempt revenue bonds, with the TIF revenues used in
turn to provide debt service on those bonds.
In this way, the local jurisdiction obtains a
larger amount of money up front and can
use those funds for substantial improvements, in support of a new development,
and then pay for those improvements over
a fifteen or twenty year period with the new
taxes.
The use of TIF will be particularly useful in
implementing the catalyst projects described
above that involve land acquisition,
streetscaping, and substantial public improvements. If established in a timely fashion, a Town Center TIF district could capture new revenues generated by the private
development projects already planned or
underway. Assuming that the City of
Rockville and Montgomery County both
authorize the district, the anticipated
$200,000,000+ investment in Rockville Center, the Metro Plaza, and 11 N. Washington
could generate as much as $2,500,000 in
annual TIF revenues. Supporting a
$25,000,000 bond issue, these revenues
represent a significant funding source for the
pedestrian promenade, Maryland Avenue
extension, public parking projects, landscaping, street furniture, and other public facilities. These catalyst projects, in turn, will
attract additional private development to the
Town Center, generating additional TIF revenues, and creating an on-going funding
stream for redevelopment.
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While the use of TIF does require that the
local jurisdiction give up new taxes from development for a period of time to retire debt,
the jurisdictions gain improved properties
and an expanded tax base over the long
haul, which arguably would not have occurred without public-sector investment and
diversion of tax increment payments. In this
way, the use of TIF represents a powerful
funding strategy for long-term redevelopment and revitalization.
Parking District
Increasing Town Center parking is a key
component of the Master Plan, and the creation of a local Parking District can greatly
assist in this activity. The Parking District
would incorporate both on-street metered
parking and structured public parking. Created as a Special Taxing District under State
and local statutes, the Parking District could
be funded through the imposition of an additional levy on all assessed value within the
District. These funds could then be used to
support revenue bonds for parking garage
construction, much like the TIF increment
described above. A difficulty with using this
funding mechanism is the large amount of
publicly-owned land in the Town Center that
is exempt from paying taxes.
Unlike TIF, by using a Special Taxing District
to pay for public improvements, the local jurisdiction does not forego tax revenues from
new private development. On the other hand,
a Special Taxing District does involve an increase in the property tax rate paid by all taxpayers within the District, whereas TIF relies
on the increased assessed value from new
development to generate revenue.
Regulatory Tools
A number of regulatory tools are available
that can serve to encourage and assist private development, without direct public-sec-
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tor financial involvement. These can include
density or height bonuses, transfer of development rights, a streamlined approval
process, or a coordinated design process.
Tied to the provision of public parking, the
inclusion of ground floor retail, or the construction of streetscaping improvements,
density bonuses could increase the economic attractiveness of a project. A first floor
of retail space could be excluded from the
building height or FAR calculation, or residential units could continue to be excluded
from density calculations.
Finally, when public and private uses are
linked in the same project (e.g., pedestrian
promenade, mixed-use commercial, and
parking development along Maryland Avenue, etc.) a coordinated design and construction effort could greatly reduce project
costs. Instead of two separate sets of designers, architects, and construction managers – one for the public improvements and
one for the private – selecting one team for
both components will eliminate work redundancy, save time in bidding and negotiating, improve management of work in
progress, and reduce costly errors caused
through lack of coordination between various teams. None of those procedures, however, should conflict with statutory requirements for how bidding is to occur.
Potential Local, State, and Federal Funding Sources
Public funding will be necessary for a variety of projects including infrastructure, parking, and land acquisition. The costs will
easily reach into the millions of dollars.
While the public sector role and costs may
appear challenging and complex, it is important to realize that the public investment
will come from a variety of local, state, and
federal sources. A list of potential funding
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sources that could help fulfill the public
sector’s role with Master Plan implementation is presented below.




Maryland Historic Property Rehabilitation Tax Credit Program - Allows for
a credit of Maryland State income taxes
equal to 25 percent of certified rehabilitation expenditures for eligible structures.
American Communities Fund - Fannie
Mae created this community development venture capital fund to make equity investments in neighborhoods that
lack adequate access to traditional equity capital for the development of affordable housing and related facilities.



Town Center Loan Pool – Financial institutions and the City of Rockville could
offer loans at or below the prime rate to
businesses investing in the Town Center.



EPA Brownfield Grant - The U.S. EPA
awards grants to cities for the establishment of loan pools. The loans pools are
to assist developers in receiving low interest financing for environmental clean
up.



Development Corporation – Not-forprofit development corporations can be
set up to lead development in the Town
Center. These corporations are eligible
for a variety of grants, loans, and tax
breaks not available to the for-profit community.



Federal Historic Preservation Tax Incentive – Although application may be
limited in the Town Center, this National
Park Service program provides a 20%
investment tax credit for the rehabilitation of certain privately-owned, income
producing historic buildings.



District Improvement Tax - Establishes
a district (e.g. Parking District) where
Town Center property owners elect to
pay a dedicated tax based on property



Financing Programs for Business Maryland offers a variety of financing
programs to meet the needs of the business community. These include loans,
loan guarantees, equity participation, industrial development bonds and special
funding for high-impact, job creation
projects.



Foundations - A wide variety of national
and local foundations offer grants to
assist with the types of programs recommended in the Master Plan.



Linkage Fees - These fees are typically
paid by the developer of office property
to assist with the development of afford-

Since 1985, city officials in Seattle,
Washington have utilized guidelines for
reducing parking that include the
requirement that all institutions and
buildings with a commercial area of
10,000 square feet or more establish a
transportation management program.
This ‘trip reduction’ ordinance must
include a building transportation
coordinator, semi-annual promotion of
HOV lanes by the building owner, a
commuter information center, and
bicycle racks.
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values or some other indicator that funds
security, maintenance, and promotional
efforts for the Town Center. Other downtowns have utilized similar a tool called
a Business Improvement District (BID)
with great success.
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able housing. San Francisco, Boston,
and other communities have adopted
linkage fees due to the predominance
of office development and the rising
costs of housing. Boston charges developers $7.18 per square foot of office
space. The fee is assessed on buildings with more than 100,000 square feet
of space.

— Equity Participation Investment
Program provides direct loans, equity investments, and loan guarantees to businesses owned by socially or economically disadvantaged
individuals. The program has three
components: franchises, technology-based industries, and business
acquisition.



Maryland Competitive Advantage Financing Fund - MCAFF provides loans,
loan guarantees or interest subsidies to
small businesses that are unable to obtain financing on reasonable terms from
other sources.

— Long-Term Guaranty Program provides loan guarantees and interest
rate subsidies. Surety Bonding Program assists small contractors in obtaining bonding for government or
public utility contracts that require bid,
performance, and payment bonds.



Maryland Industrial and Commercial
Redevelopment Fund - MICRF financing is intended to encourage private investment to facilitate industrial and commercial development or redevelopment.
Loans are made to businesses or local
jurisdictions at below-market interest
rates and are secured by the full faith
and credit of the local jurisdiction.



Maryland Small Business Development Financing Authority - MSBDFA
provides financing for small businesses
owned by socially and economically disadvantaged persons through the following programs.
— Contract Financing Program provides loan guarantees, direct working capital and equipment loans to
socially or economically disadvantaged businesses that have been
awarded contracts with government
agencies and/or public utilities.



Private Sector - The private sector will
be the largest source of investment capital in the Town Center’s redevelopment.
Public money may be needed to leverage private sector investment.



Public Bonds – The local government
can sell bonds to assist with financing
of larger projects. The bonds will generally make financing available at a
lower interest rate than conventional
banks are able to offer.



Transportation Equity Act for the 21st
Century (TEA-21) – The U.S. Department of Transportation provides funds
for transportation enhancements, including transit facilities, pedestrian and bicycle improvements and infrastructure
safety mechanisms. TEA-21 funds could
play a significant role in the construction of the Pedestrian Promenade.
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ACTION PLAN
It has been mentioned many times throughout
the Town Center Master Plan process that the
Plan document is not the end, but rather should
serve as a means to the end. If done well and
representative of the community’s hopes and
desires, the Town Center should evolve during
the next ten years into a place in which Rockville
residents and visitors will want to spend time —
a place that offers opportunities for work, residence, shopping, entertainment, and recreation.
Most of all, it will offer an ambience and unique
ability to engage people from all walks of life.
The City of Rockville has found out through other
Town Center planning efforts that creating such
a place does not just happen. The marketplace,
without a roadmap, will often seek the path of
least resistance. Community plans that do not
include specific steps and tools for accomplish-
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ing goals often result in failed expectations and
skepticism. A master plan document must first
provide a vision with specific projects about
which the community is excited. These projects
should serve as the building blocks for realizing the ultimate goal of an attractive, high-amenity Town Center.
The Action Plan or work program outlined in this
document is intended to serve as a Town Center
development road map for the community, its
leadership, and potential developers and investors. It attempts to identify the first steps that
can be taken that will lead to early success and
create the momentum that will support the ‘heavy
lifting’ associated with the plan’s more ambitious
projects. The projects included in the Action Plan
are the three catalyst projects as well as the three
support initiatives; those items were described
in greater detail earlier in this chapter.
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Recommended Actions
Throughout the description of the implementation strategies, several specific action items
were recommended in order to realize specific
projects or to support a climate conducive to
the achievement of the Master Plan goals.
Those 13 tasks are listed on page 82.
Roles, Responsibilities & Partnerships
The successful implementation of the recommendations contained in this Plan will rely on
the determined coordination and collaboration
of a number of public and private sector entities. The City of Rockville has been fortunate to
have no scarcity of individuals interested in and
committed to the revitalization of the Town Center. It is hoped that the adoption of this Town
Center Master Plan will focus all of those interested parties on achieving the goals outlined

herein. The planning process resulted from a
collaborative effort of the consultant planning
team interacting with City staff and Town Center stakeholders in the form of the Advisory
Group. Elected officials, staff, and the Advisory
Group must now promote the Plan on a wider
basis to ensure broad community-wide buy-in.
In addition, identified below are the stakeholders who can promote the plan most effectively
through their commitment to aggressively involving themselves in implementing various projects
described in the plan:
Partners in Town Center
Master Plan Implementation





City of Rockville
Montgomery County
State of Maryland
Federal Agencies (e.g., DOT)
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WMATA
Greater Rockville Partnership (GRP)
Town Center Action Team
Master Plan Advisory Group
Private Development Community
Local Business Community
Citizens

The table on page 83 illustrates proposed roles
(leadership, supporting, or advisory) of the various Town Center stakeholder groups charged
with directing development activities. The City
must obviously play a major role in leading most
of the Master Plan projects; however, the City
should engage the County as a partner in the
creation of the Tax Increment Finance and Parking Districts. A City- and County-sponsored
parking district could also allow for an interesting partnership with a private developer in the
development of the mixed-use (parking, retail,
and residential) project at the northeast corner
of Maryland Avenue and East Middle Lane. The
City should look to the State Highway Administration as a partner for the proposed Pedestrian
Promonade, along with WMATA and its selected
joint developer.
Public Sector Investment Recommendations
Several of the projects described in the Master
Plan will most likely not occur without public
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sector financial involvement. Investment in infrastructure should be made strategically so that
it leverages additional private sector investment.
The catalyst projects and other initiatives described were selected because of their ability
to create a synergy between public and private
investment. The amount of resources necessary to achieve the desired results is significant;
however, as described elsewhere previously,
projects can be phased and resources allocated
over time to accelerate the revitalization of the
Town Center. The table below outlines the recommended private sector investment and estimate resulting private sector investment.
Conclusions
By commissioning this Master Plan for the Town
Center, the City of Rockville has exhibited the
leadership and vision that is the necessary first
step in repositioning an underachieving area.
To follow-up this effort, the City’s leadership will
need to be coupled with involvement of other
groups, particularly Montgomery County, if the
vision for the Town Center that is described in
this Plan is to be achieved. In recent months,
the interest in the Town Center on the part of
the private development community has increased. This interest will have to be steered in
the appropriate direction so that the intent behind the planning effort is not compromised.
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Regulatory Recommendations

REGUL ATORY
RECOMMENDAT IONS

The following chapter describes the recommendations for regulatory measures that could be
utilized to encourage appropriate development
in the Town Center. These tools are based upon
recommendations described elsewhere in this
document and represent a description of the
implications of the land use and urban design
policies. The regulations fall within one of two
categories:



Zoning Map & Zoning Ordinance
Revisions, or
Design Guidelines Recommendations.








Zoning Map & Ordinance Revisions


There are currently 14 zoning classifications for
land within the study area of the Town Center
Master Plan that allow the following uses: general commercial, high and low density multifamily residential, high rise apartments, retail
and services, offices, office intended to preserve residential structures, mixed-use developments, and service industrial uses. The table
on page 86 summarizes the allowable uses and
associated densities and maximum building
heights.
Existing Town Center Zoning Issues
A review of the existing regulations affecting
development in the Town Center area indicates
the following:


Town Center Office (TCO) zones make
allowances for most types of retailing
with limitations but originally did not al-




low residential uses. Subsequent
amendments have provided for the inclusion of multi-family residential uses.
Town Center Mixed Use (TCM) zones
allow for office, commercial, and residential uses.
Hotels are not allowed in the TCO-1 zone.
The TCO-1 zone does not allow more
than 15% of the gross floor area of a
building to be devoted to retail uses; in
the TCO-2 zone, the limit is 25% of the
gross floor area.
A service drive parallel to MD 355 is required to provide access between adjoining lots in the TCO-2 and TCM-1 zones.
In the TCM-2 zone, all off-street parking
is required to be located underground
or in a building.
No stated standard for minimum lot coverage.
Height limits generally between 75 feet
and 100 feet in TCM zones; proposals
under the optional development guidelines allow heights up to 235 feet (in
TCM-2 zone only).
In 1981, Denver developed a plan
for the 16th Street Mall that would
use transit services effectively to
supplement existing city programs
and enhance the mall’s influences
on Denver’s downtown economy.
This was planned through a centralized management system of the
mall district, using elements such as
complementary public improvements, a comprehensive parking
program, design standards, and
mall management.
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Summary of Existing Zoning



Allowable densities near the Metro
station are one-quarter to one-half that
of the TCM-2 zone, which allows for
the greatest development density in
the Town Center.



These conditions result in the following:


86

A hotel could not be constructed along
the west side of North Washington
Street between Jefferson Street and



Martins Lane.
The potential for an effective mediumto high-density transit-oriented development that maximizes the role of the
Metro station is compromised because
of use limitations and an allowable FAR
on the west side of the station of only
2.0. The eastern portion of the station
is zoned Service Industrial with a .75
FAR.
Service drive requirements result in a
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suburban pattern of development, allowing large setbacks and surface parking in front of buildings on MD 355.
The existing zoning requirements, coupled with
these results adversely affect the implementation of the Town Center Master Plan; therefore,
the Plan recommends the changes described
below (and summarized on the table on this
page):


The resulting zones would have the
same FARs but would allow for a mix of
uses similar to the existing TCM-1 and
TCM-2 zones. In order to clarify the relationship between the classification of
the zoning district and the FARs associated with each category, the following
name changes are recommended:

The renaming of all Town Center zones
to reflect the mixed uses permitted in the
zones. In other words, both TCO and
TCM zones would become TC zones.

Existing
Zone
TCO-1
TCO-2
TCM-1
TCM-2

New
Zone
➤ TC-1
➤ TC-2
➤ TC-3
➤ TC-4

Summary of Proposed Zoning
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between Wood Lane to Ivy League Lane
from TCO-1 (FAR of 1.0) and C-2 to the new
TC-1 (FAR of 1.0).

The following is a list of recommended zoning
changes:
1. A change in zoning of the west side of the
Metro station property from TCO-2 (FAR of
2.0) to TC-4 (FAR of 4.0) increasing the
maximum permitted density to take advantage of the transit opportunities at the site.
2. A change in zoning of the east side of the
Metro station property from I-1 (FAR of .75)
to TC-3 (FAR of 3) and the institution of a
Residential Proximity Slope influencing this
property as illustrated in the diagram below.

5. A change in zoning of properties on the east
side of MD 355 north of Park Road from
TCO-2 (FAR of 2.0) to TC-2 (FAR of 2.0) to
allow for greater flexibility of uses.

3. A change in zoning of properties on the west
side of Washington Street between
Jefferson Street and Wood Lane from TCO1 (FAR of 1.0) to the new TC-1 zone which
would not change the density of the properties but would allow greater flexibility in uses.

6. A potential future change in zoning of properties to the west of North Stonestreet Avenue between Park Road and Lincoln Avenue and to the east of North Stonestreet
Avenue between Park Road and Howard
Avenue from I-1 (FAR of .75) to TC-1 (FAR
of 1.0) to allow for residential and low-density office uses. (Note: Any Zoning changes
for property in the Planning Area abutting
North Stonestreet Avenue would occur in the
context of a Neighborhood Plan for the
area.)

4. A change in zoning of properties on the west
side of North Washington Street and MD 355

7. A change in zoning of property at the southwest corner of Fleet Street and Monroe

35’ allow. height
with 15’ setback

max. approx. 50’

max. approx. 65’
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A residential proximity slope should be utilized at the Metro station to protect adjacent residences.
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Street from R-90 to R-30, or to a new zone
that would allow for an appropriate scale of
single-family attached or multifamily development.
8. A change in the optional method of development for property north of Beall Avenue
and east of Maryland Avenue extended from
TCM-1 (FAR of 3.0) to TC-4 (FAR of 4.0) if
provisions for proposed public street extension projects are made. Otherwise, properties would be subject to the TC-3 (currently
named TCM-1) standards.
9. A change in the optional method of development for property north of Dawson Avenue between North Washington Street and
MD 355 from TCM-1 (FAR of 3.0) to TC-4
(FAR of 4.0) if provisions for proposed public street extension projects are made. Otherwise, properties would be subject to the
TC-3 (currently named TCM-1) standards.
10. A requirement for ground floor retail uses in
properties that front Maryland Avenue; the
resulting ground floor retail space would not
be included in the FAR calculations and
maximum heights would be measured starting from the second floor or 16 feet above
the street level, whichever is lower.
11. Allowance of surface parking (except on
Maryland Avenue) as long as the lots are
screened and no larger than 50,000 square
feet.
12. Creation of an Urban Design Overlay District (see map on page 91) within which the
Design Guidelines recommendations described below would be applicable.
13. A change in the maximum height limit to 110
feet for buildings built prior to July 1, 2001
in the TC-2 Zone, immediately south of
Church Street and east of MD 355.

Regulatory Recommendations

14. Allowing freestanding restaurants in the TC1 Zone as a permitted use along North
Washington Street. Drive-through restaurants shall not be allowed. To encourage
restaurants to locate in the proposed restaurant district, flexible parking regulations
should be developed to allow for parking
reductions when valet or other public or private off-site parking is provided.
These changes are shown on the Proposed
Zoning map following page 88. No existing zoning requirements other than those described
above would change. The Master Plan proposes
these changes but recommends that City staff,
in conjunction with property owners, evaluate
these proposals further.
Design Guidelines Recommendations
The Master Plan recommends the creation of
Design Guidelines for use in an Urban Design
Overlay District (see map on page 91). The
boundary of this district corresponds with the
desired urban areas within the Town Center
Planning Area. The creation of such standards
will help to ensure that the design of new Town
Center development meets the Goal and Objectives of the Master Plan.
The Town Center Planning Area includes areas
at its periphery that are not always identified as
being within the urban core of the Town Center.
The guidelines would not apply to those areas.
In addition, some areas in the Planning Area deserve further study as part of a neighborhood
planning effort incorporating other areas beyond
the Town Center Planning Area boundaries. The
creation of any design standards for those areas
should be done in conjunction with those neighborhood planning efforts.
The recommended Design Guidelines for the
Town Center are based upon the Desired
Framework and the goal of reinforcing the East
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Visual Benchmarks for Town Center Developments

Montgomery Avenue-Courthouse Square-Maryland Avenue corridor as a primary L-shaped
spine of activity—the centerpiece of the Town
Center. In addition, this corridor can serve as a
division between the scale of development associated with intense traffic/transit corridors
along MD 355 and the Metro tracks and a scale
of development that is better suited adjacent to
the residential neighborhoods to the west. A description of the zoning revisions that support
such an approach were outlined above and include standards for building height; the Design
Guidelines offer solutions for how those buildings are placed on a site and how the architecture is designed.
The Design Guidelines are intended to provide
guidance for developers and designers as to
how future construction in the Town Center
should be designed. The Guidelines are not
intended to be requirements but principles that
should be followed. Exceptions to the Guidelines will be considered if the design as proposed meets the intent of the guidelines and
the purpose of the Town Center Master Plan.
The Guidelines shall apply to both public and
private development within the Urban Design
Overlay District.
The Design Guidelines are based, in part, on
the image preference survey that was conducted at the public open house. The images
above should serve as visual benchmarks that
indicate how the Town Center should look.
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Urban Design Overlay District Guidelines
The following guidelines are intended to achieve
the following objectives:


Celebrate Maryland Avenue as the Town
Center centerpiece through the use of
outstanding and creative design solutions.



Celebrate Washington Street north of
Jefferson Street as a high quality, mixeduse street that serves as an appropriate transition to the residential neighborhoods.



Bring buildings up to the street edge and
reinforce a sense of urban enclosure by
placing parking behind buildings.



Encourage high quality materials in all
aspects of site and building development.



Incorporate open space (landscaping
and/or plazas) into private building plans



Create streetscapes and public spaces
that feel comfortable to pedestrians by
encouraging inclusion of green space
and/or green areas.



Utilize traditional storefront design techniques wherever possible; maximize opportunities for street activity by incorporating open and inviting ground floors.
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Rockville Town Center
Urban Design
Overlay District
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Site Layout
SL-1: All site plan layouts shall give first consideration to pedestrians.
SL-2: All buildings must be built at the edge of
public right-of-way except those that front onto
MD 355 and South Washington Street south of
Vinson Street. Building setbacks shall be sufficient to provide for pedestrian circulation and
activity. Thus, additional dedication of public
right-of-way may be required. All MD 355 frontage may be set back to incorporate green space
that complements proposed open space on the
east side of MD 355.

The size of recessed entries should be limited (SL-6) so
that dark spaces are not created and activity is not pushed
back away from the street.

Building Scale & Massing
SL-3: No side or rear setbacks are required;
minimum ten feet if provided.
SL-4: Parking must be located to the side or
rear of the structure except as described below under Parking Design.
SL-5: Building facades on Maryland Avenue
between Courthouse Square and Dawson Avenue and on North Washington Street between
Montgomery Avenue and Beall Avenue must
occupy 100% of the street frontage. This street
frontage requirement may be reduced to 80%
if the development creates plazas or courtyards,
and allows for alley access to parking in the rear
with pedestrian walkways.
SL-6: Recessed entrances shall be designed
so that they do not exceed 50% of the width of
the storefront, nor 10 feet in depth.
SL-7: New curb cuts shall be avoided or minimized
on Maryland Avenue and Washington Street.
SL-8: Loading and service areas shall be located and designed to minimize their visibility
from public rights-of-way and public spaces. The
use of walls and landscaping to screen views
of these areas is encouraged.
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BSM-1: Buildings throughout the overlay district should be at least 2 stories in height. Along
Maryland Avenue north of East Jefferson Street,
buildings should be at least 3 floors in height.
BSM-2: Building frontage widths or bays in all
areas west of MD 355 should be scaled to the
pedestrian with a rhythm of 15-30 feet spacing
that creates facade interest.
BSM-3: An upper floor building setback shall
be encouraged on Maryland Avenue and North
Washington Street. Upper floors 45 feet above
the street level of buildings that exceed 60 feet
in height must be set back 15 feet from the lower
facade on both streets. Building heights above
the required setback are determined by zoning
classifications. The goal of this guideline is to
allow more sunlight to reach the street and, more
importantly, to maintain a low- to medium-rise
streetscape character that will be more comfortable to pedestrians. Building setbacks that
result in the mass of tall buildings being recessed so that they appear to be out of view
from pedestrians at street level can help to
maintain an appropriate, pedestrian-friendly
scale to both Maryland Avenue and North Washington Street. Building setbacks become more
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described in BSM-3 as long as design elements
reinforce the corner location and are pedestrian
friendly. At 40 feet from the corner, buildings
shall be required to comply with upper level setbacks as described above.
BSM-5: Distinctive roof forms, profiles, and cornices shall be encouraged to provide a termination to the top of the building in such a manner as to complement and enhance the character of the Town Center. On sites at corners,
the roof design should emphasize the corner.

Building setbacks (BSM-3) such as those seen on this
building in Santa Monica, CA can be utilized to maintain a
pedestrian scale to the street and to provide outdoor space
to upper floor users.

Fenestration
F-1: Windows should comprise 25-50% of upper facades visible from public rights-of-way and
should reflect a rhythm, scale, and proportion
compatible with the overall building design.

critical the taller the building is. An appropriately
designed 60 feet tall building may still feel comfortable to pedestrians, so some flexibility in regard to this guideline should be utilized.
BSM-4: Buildings located at corners should
serve as gateways distinguishable from the rest
of the buildings. As such, building heights at
corners shall be allowed greater flexibility than

Upper floor facades should consist of at least 25% window space (F-1) as shown on this building in Chicago, IL.

Special design treatments at corner locations are encouraged (BSM-4).

F-2: All buildings on Maryland Avenue shall incorporate a traditional storefront design with a
large display windows of clear glass, bulkheads,
recessed entries (where appropriate), transom
windows, and suitable locations for signs at their
ground levels. Modern and creative design solutions may be employed as long as the traditional storefront proportions are referenced.
Multiple storefronts within the same building
should be visually compatible in terms of scale,
alignment, color, and materials. On Maryland
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AD-2: Above 7 feet, encroachments for projecting signs or awnings should be permitted into
the right-of-way, providing encroachment does
not interfere with trees, utilities, transit shelters,
or other street furnishing.
AD-3: Awnings, canopies, and recessed entries
should be designed as integral parts of the building.

New construction on Maryland Avenue should reflect the
proportions of traditional storefront design (F-2) as exhibited in this building in Charlotte, NC.

Avenue, at least 75% of the ground floor facade
shall be glass.
F-3: Retail spaces on Maryland Avenue and
North Washington Street shall be accessed directly from the sidewalk, rather than through
lobbies or other internal spaces.
Architectural Detailing
AD-1: All buildings shall have their principal
building pedestrian entrance on the facade.

AD-4: Awnings shall fit within framed openings
and shall be a traditionally-designed sloped awning consistent with the architectural style and
character of the building. Awnings shall be made
of canvas fabrics, but not vinyl, fiberglass, or
wood. Glass and metal awnings may be appropriate for some buildings but must be consistent
with the architectural style of the building.
AD-5: All buildings shall incorporate elements
which break up facade planes and create a visual play of light and shadow. Avoid long, uninterrupted horizontal elements.
AD-6: Vertical divisions of ground and upper
floors should be consistent. Major horizontal
elements of neighboring buildings and storefronts, such as awnings, sign bands, and cornices should align, if feasible.
AD-7: For all buildings above 2 stories, the
ground floor shall be architecturally distinguished from the upper facade to form a visual
base for the building, and create an intimate
scale for the pedestrian.
AD-8: Sides and rears of buildings should be
designed in a manner compatible with the design of the building front. No large blank wall
surface will be allowed on facades that are visible from a public right-of-way.

Awnings and canopies should fit within defined architectural openings and respect the facade design. They should
not interfere with other streetscape elements (AD-2 & 4).
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AD-9: The use of high quality, durable materials which enhance the building and convey a
sense of permanence shall be required. Desir-
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able facade materials for new or renovated facades include brick, concrete, stucco, marble,
granite, tile, and terra cotta.
AD-10: Sloped roofs visible from public rightsof-way should be of slate, tile, standing-seam
metal, or other high quality materials.
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ments on facades that face the street.
PD-3: Surface parking must be screened with
landscape or hardscape materials. When utilized, surface parking lots must be located to
the side or rear of buildings.

Parking Design
Parking garages in the Town Center shall be
adequate, convenient, and attractively designed. The view of parking structures from
streets in Town Center and adjacent residential
neighborhoods should be minimized, with the
preferred locations being behind residential
units, offices and stores along the street frontage or underground. An effective signage and
wayfinding program shall be instituted in Town
Center to guide visitors to parking facilities and
mass transit connections.

Generally, signs should not extend above the window sills
of the second floor (S-2).

Signage

Parking garages should be well-designed, incorporate
other uses along the ground floor whenever possible, and
should exhibit architectural detailing (PD-1 & 2)

PD-1: No surface parking shall be allowed along
Maryland Avenue except for on-street parallel
parking; structured parking would be allowed
but it must be faced with other uses on the first
and second floors at a minimum.
PD-2: Structured parking is allowed but it must
incorporate well-designed architectural ele-

S-1: Signs shall be integrated into the building
design, but not detract from the architectural quality of individual buildings. Signs should respect
the building facade. Signs are most effective
when the architecture and rhythm of the street
are preserved or emphasized by the design of
the signs. Signs
should not obThe City of Cleveland,
scure architecthrough an ordinance
passed in 1995, put a halt
tural details inon the construction of
cluding any
surface parking lots
projection, rewithin four downtown
lief, cornice,
districts in order to
‘preserve the urban archicolumn, wintectural character of the
dow or door
most intensely developopening or trim,
ment portions of downor change of
town Clevelend.’ (City of
building mateCleveland, Ordinance
#1876-94)
rial or pattern.
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S-2: The proper sign location shall be the area
of any building that is free of architectural detail
and not higher than the lowest of the following:
25 feet above the adjacent sidewalk, the bottom of the window sills on the second story, or
the highest part of the building under the roof.
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S-3: Creativity in signage design is encouraged;
non-descript box signs are discouraged.
S-4: No freestanding signs other than directional
or street signs.
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■

Locate and support small businesses, including unique retail and restaurants in Town
Center

■

Continued support for cultural amenities,
such as Rockville Arts Place and Science
Center, in Town Center

■

Maintain citizen involvement, to include routine updates

■

Ensure that adequate public and private
open space is provided in new development

Neighborhood Plan Guides

1

■

Zoning changes for area east of the tracks
to be based on neighborhood plans

■

Developers should work with the neighborhoods

■

Protect neighborhoods from further encroachment

■

Transition buffers areas between Town Center and neighborhoods are important

■

Do not increase cut-through traffic

■

Neighborhood should not be overburdened
with social and institutional uses

Historic Districts and Sites in
Rockville Town Center

state, or national) is determined and the condition of the structure and site is evaluated.
Single site historic districts are held to a higher
standard than contributing sites in a Historic
District that overall exemplify a particular period of history or development. Based on the
City’s Historic District Designation Criteria, the
HDC either votes to recommend or not recommend the site to the Mayor and Council for designation. The final determination of a site’s legal designation as a historic district is made by
the Mayor and Council through the Sectional
Map Amendment process, which also includes
a public hearing.

Among the many attractions of Town Center are
the area’s historic districts and resources. Preserving these historic districts and resources
protects the City’s physical and cultural heritage
and encourages heritage tourism.

Historic Districts
Rockville’s Historic District Commission (HDC)
is responsible for recommending the designation of Historic Districts within the City. Historic District designation is implemented
through an overlay zone defining specific historic sites and districts that reflect the cultural,
economic, political or architectural history of
the City. Historic District designation is an effective preservation tool to protect period
neighborhood character. Within designated
Historic Districts and designated sites, the HDC
has the authority to review changes to the exterior appearance of a structure or site to ensure changes are compatible with the structure and streetscape. County, State and Federal tax incentives are available to defray the
cost of renovations and maintenance for contributing resources within the Historic District.

Town Center includes more Historic Districts
and Historic Resources than any other part of
the City. The original Town Plan of Rockville,
which was recorded in 1803, consisted of a grid
pattern of six streets, 19 blocks, and a total of
85 lots. Town Center includes all of the original town, with the exception of four lots on the
west side of North Adams Street, between West
Middle and Wood Lanes. Town Center is also
the location of significant historic resources that
have been lost. Most notable is Hungerford
Tavern, which was located near the northwest
corner of West Jefferson and South Washington Streets, and was the site of some of the
most important events in the history of Montgomery County before, during, and after the
Revolutionary War. The building was demolished in 1913.

Rockville’s Historic District designation criteria are based on similar standards for properties eligible to be placed on the National Register of Historic Places, U.S. Department of the
Interior. Potential Historic Districts are evaluated through the public hearing process for historical, cultural, architectural and design significance. Archeological sites are also eligible.
If the HDC finds that a site meets one or more
of the criteria, the level of significance (local,

A description of each of the Historic Districts
and a list of their contributing resources within
the Town Center Planning Area follow. Numbers in parentheses refer to map locations.
(See map on pages 5 and 6.)

1

West Montgomery Avenue
Historic District

South Washington Street
Historic District

A portion of the West Montgomery Avenue Historic District is located within Town Center. It
is the largest historic district in Rockville and is
predominantly comprised of residential structures that represent a wide range of architectural styles from the 18th to the 21st century.

The South Washington Street Historic District
is comprised of eight structures from the late
19th to the early 20th centuries that now house
commercial and institutional uses.
110 S. Washington St., Dr. Linthicum House (23)
108 S. Washington St., Warner House (24)
104 S. Washington St., Anderson House (25)
100 S. Washington St., Porter Ward House (26)
101 S. Washington St., Lamar House (27)
105 S. Washington St., Greene House (28)
107 S. Washington St., Abert House/The Rectory (29)
109 S. Washington St., Christ Episcopal Church
(30)

101 W. Jefferson St., Rockville Christian Church
(1)
100 W. Montgomery Ave., Rebecca Veirs House
(2)
110 W. Montgomery Ave., Rockville Methodist
Church (3)
114 W. Montgomery Ave., Edwin West/Daisy
Magruder House (4)
West Jefferson Street, Old Baptist Cemetery (5)
111 W. Jefferson St., Methodist Parsonage (6)
107 W. Jefferson St., Cooke Luckett House (7)
14 S. Adams St., Bessie Lyddane House (8)
12 S. Adams St., Jerkinhead Cottage (9)
10 S. Adams St., Cottage on Quality Hill (10)
39 W. Montgomery Ave., Judge Anderson’s
House (11)
5 N. Adams St., Jenkins/ Miller/ McFarland
House (12)
9 N. Adams St., Baptist Parsonage (13)
101 N. Adams St., Robb/ Higgins/ Ward House
(14)
107 N. Adams St., Grahame House (15)
109 N. Adams St., Darby House (16)
17-21 Wood Lane, Jerusalem Methodist Episcopal Church and parsonage (17)
103 W. Montgomery Ave., Beall-Dawson House
and Dr. E. E. Stonestreet’s Office (18)
115 W. Montgomery Ave., Stokes House (19)
117 W. Montgomery Ave., Lowry Villa (20)
104 W. Jefferson St., Prettyman House (21)
103 S. Adams St., Rockville Academy (building
only) (22)

Courthouse Square Historic District
The Courthouse Square Historic District includes
institutional buildings from the late 19th and early
20th centuries. The Allfirst Bank Building (formerly First National Bank and Farmers Bank)
at 4 Courthouse Square is not in the local district but is on the National Register and is
Rockville’s only remaining example of the Art
Deco style.
29 Courthouse Square, 1891 Red Brick Courthouse (31)
Confederate Soldier at Courthouse Square (32)
27 Courthouse Square, 1931 Grey Courthouse
(33)
S. Washington St. and W. Montgomery Ave., Old
Post Office (34)

Baltimore and Ohio Railroad
Historic District
This district consists of three institutional and
commercial properties dating to the 19th century.
520 Veirs Mill Road, St. Mary’s Church and
Cemetery (35)
22 Baltimore Rd., Wire Hardware (36)
98 Church St., Baltimore Rd., B&O Railroad
Station (37)
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Lincoln High School Historic District

Historic Resources

The Lincoln High School District is solely composed of the former Lincoln High School which
was built in 1935 and is the oldest remaining
high school constructed for black students in
Montgomery County. It is also one of the few
remaining examples of institutional architecture
from the mid-1930s in the City.

Historic Resources are buildings or other property that have been recognized as possessing
historic, cultural, architectural, artistic or archeological significance, but are not included in any
of the Rockville Historic Districts nor are they
listed on the National Register of Historic Places.
Most of these resources are documented on a
Maryland Historical Trust form. They are also
listed and described in the Rockville Historic
Buildings Catalog. They are not eligible for tax
credits and proposals for substantial alteration
or demolition trigger an evaluation for historic
designation. There are numerous undesignated
historic resources within Town Center, including:

595 N. Stonestreet Avenue, Lincoln High School
(38)

Properties Listed on the National
Register of Historic Places but NOT in
the City of Rockville Historic Districts
All of the historic districts in Town Center and
listed above (except for the Lincoln High School
Historic District) are also listed on the National
Register of Historic Places, although the boundaries vary slightly in some cases.

101 Maryland Ave., B.R. Stone (Boundary of
Rockville Stone) (41)
111 Maryland Ave., City Hall (42)
101 Fleet St. (43)
103 Fleet St. (44)
105 Fleet St. (45)
107 Fleet St., Robertson House (46)
100 S. Adams St, Rockville Christian Church
Parsonage (47)
104 S. Adams St. (48)
106 S. Adams St. (49)
108 S. Adams St.(50)
110 S. Adams St. (51)
15 W. Montgomery Ave., England’s Cottage (52)
18-20 W. Montgomery Ave., Dawson Store/
Burbanks (53)
118 S. Van Buren St., Brunett House (54)
Town Clock, East Montgomery Ave. (55)
115 Park Rd., Spates Bungalow (56)
401 Fleet Street, Park Street Elementary School
(57)
706 Rockville Pike, Simmons Building (58)

Several individual sites in Rockville are listed in
the National Register of Historic Places but are
not designated as a local historic district. The
HDC reviews these sites to determine impact
and make a recommendation when demolition
or exterior alterations are proposed that might
change their historic character. National Register sites are eligible for tax credits. National
Register sites in Town Center that are not in a
Rockville Historic District include:
103 South Adams St., the property surrounding
Rockville Academy (39)
4 Courthouse Square, Allfirst Bank(formerly First
National Bank and Farmers Bank)(40)
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late 19th century development in the City.
These houses are located at the edge of the
Town Center Planning Area in the East Rockville
neighborhood. The earliest subdivision in East
Rockville was Rockville Park which is centered
along Baltimore Road and Reading Avenue and
includes several more historic resources.

Historic Resources Immediately
Outside of Town Center
Many of the historic districts in Town Center
overlap some of the City’s oldest neighborhoods
such as Haiti/Martin’s Lane, Lincoln Park,
Croydon Park, and the West End. Some of the
City’s historic sites are located in these neighborhoods, yet lie just outside the Town Center
Planning Area.

The Dawson Farm Historic District, which includes two farmhouses dating to 1874 and 1912,
is located southeast of Town Center. Dawson
Farm is significant both for the architecture of
the buildings and its historical association with
the Dawsons, a prominent Montgomery County
family.

These sites include several properties in the
Haiti/Martin’s Lane neighborhood which has
cultural and historic significance as an early African-American neighborhood in Rockville. Haiti
Cemetery, the oldest known burying ground for
African-American residents in the City, and four
houses along Martin’s Lane (206, 22, 13, and
11 Martin’s Lane) are located immediately west
of the Town Center boundary.

Finally, the majority of the West Montgomery
Avenue Historic District as well as several significant but undesignated historic resources in
the West End neighborhood are located just
west of the Town Center Planning Area.

To the east of Town Center are three structures
along Lincoln Avenue (302, 305, and 311 Lincoln Avenue) that are good examples of this late
19th century subdivision. Lincoln Park is one
of the oldest African-American communities in
the County. This neighborhood continues to
have a very strong identity, with long-term residents, including several generations of some
families.

Recommendations
The purpose of delineating the historic properties in Town Center is to ensure that redevelopment in Town Center is sensitive to the resources
in the planning area. The City’s existing policies, as previously described and contained in
other documents, will continue to be followed.
It is likely that changes to existing programs,
such as the expansion of Historic Districts or
designations of additional sites, will take place
in the future.

Five structures on Veirs Mill Road (808, 812,
814, 816-818, and 822 Veirs Mill Road) are
known as the Janeta Houses and are typical of
the vernacular architecture which characterized
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1.

Study Area

The study area for the Town Center has been defined generally as the area bound by Edmonston Drive on the
southeast, Wootton Parkway, Mount Vernon Place and Vinson Street on the south, Van Buren and Adams on
the west, Frederick Avenue on the north, and North Stonestreet Avenue on the east. A map of the study area is
shown below.

Rockville Town Center Master Plan Study Area
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2.

Interview Results

The Project Team began conducting stakeholder interviews at the onset of the master planning process. The
greatest concentration of interviews were performed during the week of August 15, 2000. Following is a summary of comments that were heard during the interviews.
Comments have been divided into two categories: 1) general comments of a similar theme that were mentioned
by several participants and 2) comments regarding specific ideas for projects/initiatives.
The summary is based on comments gathered from discussions during interviews with 35 people representing
the public and private sectors including business owners, property owners, developers, and residents.

General Comments
Vision
■ No clear definition of/vision for the Town Center. Most believe it could be reconfigured to extend northward
to the GE/Gateway Tower building.
■ There is some concern about support for management/enforcement/operations of activities and facilities in
the Town Center if development proceeds.
■ The City should ‘bite the bullet’/show leadership/follow through with a plan once it is developed.
■ Business community is not represented in planning for city/Town Center. Some perceptions that City is not
development-friendly (big box ban, signs, approval times, etc.)
■ It is hard to consistently maintain small business participation in planning activities.
City-County Relations
■ The relationship between the City and County needs to be strengthened. Clear statements that the Town
Center is the responsibility of the City but that there could be a partnership to support activities, particularly
to appeal to the State.
■ Montgomery County gets majority of tax revenue which limits City resources and likelihood of TIF, BID, etc.
■ Montgomery County has used ‘green tape zones’ as areas where approvals are facilitated quickly. Have
experienced good results with this program.
■ Montgomery County operates special taxing districts called Parking Districts with bonding capacity through
the County, fees, and fines to support the parking system.
Traffic/Circulation
■ Rockville Pike is dangerous for pedestrians and a traffic nightmare.
■ Traffic impacts development potential/activity.
■ Generally there is support for decking over 355.
■ Parking is a huge issue because of supply and management/operations issues. Even more so if redevelopment occurs. Pre-leasing of office space is being hampered by tenants’ parking/s.f. demands.
■ Connections to neighborhoods are important and are particularly limited to east side neighborhoods because of few streets that go through.
Residential Uses
■ Residential market is very strong. ‘The Grand’ in North Bethesda could even be a model for development in
Rockville. There is also a need for affordable housing in Montgomery County.
Office Uses
■ Town Center is not a big tenant market. Should be thinking in 100,000 s.f. increments. RCI project overshot
the market/was unrealistic.
■ Rents in Rockville are slightly less than Bethesda. Maryland market does not have the growth of the Virginia
market.
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Attractiveness
Rockville is a good community to live in, particularly for families; parks, pools, events, City services.
Crime and safety are not a concern in Rockville.
Opportunity to offer Rockville nightlife activities/environment that aren’t really possible on Rockville Pike.
Movie theater has been very successful. Draws people from 10 miles in all directions.

■
■
■
■

Project Ideas
■
■
■

Public support to tenant relocation/profit stability during redevelopment.
Move Metro station up to Rockville Pike/355.
Build new library at current ‘China Wok’ center and allow for a more comprehensive redevelopment of
Magruder’s Center.
Re-open County ice rink.
Maryland Avenue extension northward.
Dawson Avenue extension eastward.
Park across from new library.
Housing along North Stonestreet Avenue.
Restaurants, specialty shops, happy hour places.
Expansion of James Monroe Park to incorporate vacant building and provide more parking for Americana
Center.
Hotel or bed & breakfast.
Free shuttle within Town Center.
Lifelong learning center/community center/community college – additional civic facility in Town Center.
Redevelop area around and north of Giant in manner similar to Kansas City’s Country Club Plaza.

■
■
■
■
■
■
■
■
■
■
■

3.

Town Center Action Team Meetings

Members of the Project Team had the opportunity to meet with the Rockville Town Center Action Team (TCAT)
on two occasions. The first meeting was a brief introductory discussion at the TCAT meeting on August 15.
There were approximately 15 TCAT members in attendance. The discussion focused on the motivation behind
the creation of the TCAT and members’ general thoughts regarding the Town Center. TCAT members described
the group as a type of ‘advocacy watchdog’ that is purposefully informal and wants to serve as a conduit for
gathering public input. Project Team members also asked participants to identify by placing dot stickers on maps
where they live, where they work, and locations where they feel there are traffic or circulation problems.
On September 19, 2000, Project Team members attended a second meeting of the TCAT and gave a brief report
regarding the market analysis being conducted as part of the planning process and the results of interviews. The
Project Team also led a discussion regarding the potential ‘desired development framework’ for the Town Center. The framework was described as a tool for illustrating how the major organizational pieces (gateways, focal
points, pedestrian and vehicular thoroughfares, etc.) of the Town Center should be organized. Participants were
divided into five groups to prepare their own framework diagrams using the symbols below that were printed on
acetate.
Desired Framework Key
Gateway

Critical Connection

Town Center

Railroad

Major Spine

Distinctive Core Area
(high density, mixed-use, pedestrian orientation)

Secondary Spine
Major Vehicular Thoroughfare

Town Center Neighborhood
Auto-Oriented Commercial
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The resultant maps are shown below but generally
indicate a desire for the following:
■
■

■

■

Providing connections between the Town Center and East Rockville neighborhoods.
Gateways (or an appropriate Town Center entry experience/announcement) as far south as
South Washington south of Fleet Street and
Rockville Pike at Wootten Parkway, as far east
as the West Montgomery-Jefferson intersection,
and as far east as Park Road - Horners Lane.
Generally, however, there was consensus that
the northern gateway to the Town Center should
be at the Washington-Hungerford split and the
southern gateway at the ‘mixing bowl.’
A major north-south spine for the Town Center
along Maryland and an east-west spine along
Middle Lane.
Primarily vehicular-focused corridors along
Rockville Pike, Jefferson, and Washington.

■

A pedestrian-oriented character extending from
City Hall northward, past Regal Cinemas all the
way to the Washington-Hungerford split.

Desired Framework Diagram Prepared at TCAT Meeting
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Desired Framework Diagrams Prepared at TCAT Meeting

R o c k v i l l e T o w n C e n t e r M a s t e r P l a n
ReportOnPublicInput

5

4.

Greater Rockville Partnership Board

Members of the Project Team participated in a discussion regarding the Town Center at the Greater Rockville
Partnership (GRP) Board Meeting on July 25. Seven board members and GRP staff were in attendance. The
discussion began with each person being asked to identify one thing they would add to the town center and one
thing they would remove. Listed below are the results.
Add: parking, office & retail environment, active development, retail character (local & national), 355 entryway/
seamless connection to 355, large public gathering place, excitement, visitor center, smaller specialty retail,
something that ties community together, activities that draw people between events.
Remove: underutilized & underdeveloped ground, parking, ‘backlot’ image.
The group mentioned Reston as an appropriate comparison to the Rockville Town Center because of the mix of
commercial; the big, pedestrian-friendly open gathering place; corporate tenants; and hotel. They also said that
50% of the tenants in Reston are restaurants and that Reston does a good job of promoting its strategically
located parking.
Some members of the group did express concern about an over-emphasis on office uses to the extent that there
is no activity after 5:00; but others felt that the office market was an opportunity that should not be overlooked.
The group generally agreed that Town Center will not compete with 270 corridor tenants but did think it could
compete with Bethesda’s CBD because lease rates there are in the mid-$30’s/square foot and Town Center
space can be offered in the $20’s/square foot.
Housing around the Metro station was also suggested. The group was concerned about the lack of enthusiasm
from the development community but did say that the City may not be developer-friendly. Silver Spring was cited
as an example of the slow growth that resulted from the introduction of a Metro stop.
The discussion was concluded by asking the group what would have to happen for them to judge the planning
process a success. The answers included:
■
■
■
■
■
■
■

5.

if the Town Center discussion moved beyond RCI
agreement on operational area of the Town Center so vision can be clearly stated and consensus for it
gathered
congestion minimized
getting a building out of the ground
something moving forward/willingness to ‘go spec’
phasing factor. . . ‘so that larger buildings can come’
redefinition of Rockville as the center of Montgomery County that hosts the County, not County facilities
dominating the Town Center

Open House Summary

On September 20, 2000, the City of Rockville and the Project Team hosted a public open house to discuss the
Town Center. Between 40 and 50 people attended the Open House. Four stations were set up in City Hall that
focused on the topics described below. Each station was designed to present the current conditions on a particular topic and to engage participants in evaluating and validating those circumstances and then in responding to
some preliminary ideas regarding potential remedies that respond to those current conditions.
Station A:
Existing Conditions & Planned Developments
Information available at this station included an existing land use map, existing zoning map, map and drawings
of proposed developments, market summary newsletter, and an inventory of goals & objectives that were the
result of a synthesis of goals/objective statements prepared by the Planning Commission, the City Master Plan
process, and the Town Center Action Team. Participants were asked to give feedback regarding planned developments and to prioritize the draft goal statements.
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Proposed Development
Participants were asked to use green, red, and yellow dot stickers to indicate whether they thought a proposed
project was a good idea and should move forward (green), should proceed with caution (yellow), or should be
stopped or seriously reconsidered. The results of this activity are outlined in the table below. Projects are arranged in order of most well-received project to least well-received.

1
2
3
4
5
6
7
8
9
10
11
12
13

Project name
New Regional Library
County Parking Garage
Giant Relocation
Gateway Tower Renovation
Vacated Giant Site
Metro Site
11 N. Washington
Metro Plaza
21 Church Street
Library Site – District Court
Rockville Center
District Court
City Hall Expansion

Green
15
14
13
10
10
9
8
7
4
4
3
2
4

Red
1
2
4
1
2
4
5
3
1
2
7
9
10

Yellow
0
0
2
0
4
2
0
4
8
6
8
3
2

General comments regarding proposed development:
Metro Plaza – retail should be used to encourage nightlife and weekend activity
City Hall Expansion – present plan is not good
Library Site– incorporate a redesign of the entire block to include the Magruder Center
Aesthetic guidelines should be used to create an overall architectural/design plan – current look is boring and
not pedestrian friendly

Goals and Objectives
At the onset of the planning process, the Project Team was given three documents from the Planning Commission, the Town Center Action Team, and City’s Master Plan process. The three documents described each of the
group’s goals for the Town Center. In order to begin prioritizing the goals and objectives into a working document
that could steer the Town Center Master Plan process, the Project Team synthesized those goals into one
document that consisted of nine goals. Participants at the Open House were asked to prioritize those nine goals
at the Existing Conditions Station. Participants were also given a survey that described objectives that accompanied the goals. The results of that survey are described later in this document. The top three goals for the Town
Center were mixed-use development, around-the-clock activity, and pedestrian-oriented character. The list of all
nine goals are arranged below according to their priority based on the results (or number of votes) at the Existing
Conditions Station. Participants were asked to only vote on the three goals that they felt were most important.
Mixed-use development
Around-the-clock activity
Pedestrian-oriented character
Design excellence
Housing
Civic and cultural presence
Open space
Incentives
Access alternatives

18
16
15
14
10
10
8
6
3
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Station B:
Development Framework
Information available at this station included a draft
of the ‘existing framework diagram’, a map of the
study area, and three options for a ‘desired development framework’ for the Town Center.
Participants were asked to identify where the ‘center’ of the Town Center should be and to comment on
the preliminary desired framework diagrams. Participants were also encouraged to make their own framework diagram using acetate symbols.
Participants identified the center of the Town Center
by placing the centerpoint of a circle template on a
point on the base map. By tracing the perimeter of
the circle, they delineated a 5-minute walking radius
from the center of the circle. Most participants indicated that the centerpiece of the Town Center was in
the vicinity of the intersection of East Middle Lane
and Maryland Avenue and were surprised to learn
that so much area of the Town Center could be covered in a 5-minute walk. Most agreed that the area is
relatively compact but, as currently configured, does
not provide a comfortable and inviting walking experience.
Desired Framework Prepared at Open House

Participants at this station also were asked to give
their feedback on three different draft versions of a
proposed desired framework (see below). There were
elements of each framework option that were wellreceived and elements that were not. In general, participants showed support for the following:
■
■

■
■

■

Connections to East Rockville.
Enlarging the highly pedestrian-oriented area
northward from East Middle Lane to extend all
the way to the Washington-Hungerford split.
Gateways at the ‘mixing bowl’ and the Washington-Hungerford split.
East Middle Lane and Maryland Avenue as major spines or focal points for pedestrian activities.
Greater incorporation of the Metro station into the
Town Center.

One group at the Open House prepared their own
version of a Desired Framework (at left) that focused
on identifying well-traveled corridors and changes in
use. Most notably, this framework proposed the redevelopment of the area around North Stonestreet
Avenue as residential townhomes and the area north
of Beall Avenue as high-rise residential.

Desired Framework Prepared at Open House
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Station C:
Transportation & Circulation
Information available at this station included existing traffic information and existing non-vehicular access routes.
Participants were asked to give feedback regarding potential transportation improvements such as a new interchange at Interstate 270 and Gude Drive, improvements to Wootton Parkway, MD 355, First Street, and West
Montgomery Avenue.
Participants offered the most comments on traffic operations approaching Town Center rather than mentioning
traffic issues within the Town Center. A number of comments also addressed access to East Rockville. Many of
these came from residents of East Rockville.
In general, the response was favorable toward using Gude Drive as a bypass of the Town Center and constructing an additional interchange at I-270. A number of residents noted that Tower Oaks Boulevard currently offers
access to Wootton Parkway and so with improved signage and minor roadway improvements this interchange
could promote a southern bypass of Town Center. One resident suggested that Montrose Parkway is a viable
bypass route although the road is narrow and exhibits congestion during certain times of the day.
Middle Lane/Park Road is the principal, local route across 355. Improvements to this crossing and alternatives,
for both vehicles and pedestrians are important to incorporating the area east of the tracks into the Town Center.
Most residents approved of the Maryland Avenue extension concept. Few were enthusiastic about the other
connections to reinstate the grid system in the Town Center. In general, people suggested that it is the approaches to Town Center that are more of an issue than the circulation system within Town Center. Few residents identified any real traffic problems in the Town Center and generally found parking to be sufficient under
the present conditions. All recognized that substantial development in Town Center would have a significant
impact on parking.
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Station D:
Urban Design Elements
This focused on asking participants to view photographs of different types of building design, open space, town
center activities, and streetscape elements and to use green, yellow, and red dot stickers to indicate what they
liked and disliked. Green dots indicated that they liked the photo, yellow indicated they neither liked nor disliked
the photo, and red that they disliked the photo. The top-scoring and low-scoring photos are shown below.

Building Design – High Scores

Building Design – Low Scores
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Open Space - High Scores

Open Space - Low Scores

General comments regarding open space:
incorporate greenery and foliage with hard surfaces
center or focal points desired
no “contrived” or symmetrical shrubbery
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Streetscape Elements – High Scores

Streetscape Elements – Low Scores

General comments regarding streetscape elements:
bike racks desired
liked community bulletin board idea (but not example given)
public or street art
patterns in sidewalk
use of water fountains
brick sidewalks
unobtrusive signage / no neon
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Town Center Activities - High Scores

Town Center Activities - Low Scores

General comments regarding town center activities:
outdoor restaurant seating desired
pedestrian mall
integrated greenspace with buildings and hard surfaces
use of water/fountains
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6.

Survey Results

At the onset of the planning process, the Project Team was given three documents from the Planning Commission, the Town Center Action Team, and City’s Master Plan process. The three documents described each of the
group’s goals for the Town Center. In order to begin prioritizing the goals and objectives into a working document
that could steer the Town Center Master Plan process, the Project Team synthesized those goals into one
document that consisted of nine goals. Participants were given a survey that described objectives that accompanied the goals. The results of that survey are summarized below. The results described are based on 35 returned surveys. More surveys are being distributed to gather additional input. A detailed tabulation of the survey
results is also included at the end of the summary.
Rockville Town Center Goals Survey Response
18
16
14
12

Count

In prioritizing the goals and objectives, those surveyed
responded most frequently to mixed-use development
as an important goal for the Town Center Master Plan.
This idea is reinforced with 100 percent of those surveyed agreeing that the Town Center should have a
mix of restaurant, retail and entertainment uses. Furthermore, a large percentage responding believed the
Town Center should include features like hotels,
spaces for small and larges businesses, local and
national retailers, and both small and large office tenants.
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Mixed-Use Development – Mixed-use development
received the highest number of responses out of the
nine general goals and objectives for the Rockville Town Center Master Plan. Everyone (100 percent) surveyed
agreed that the Town Center should have a mix of uses for day and night activities. Furthermore, 100 percent
agreed the Town Center should have retail, restaurant, and entertainment uses; however, 51 percent disagreed
the Town Center should have more restaurants then retail uses.
Nearly all of those surveyed believed the Town Center should include space for public festivals and events and
should include destinations that attract people from throughout the region. Eighty percent agreed the Town
Center should contain a mix of local and national retailers; and more than 90 percent believe the Town Center
should contain suitable spaces for small enterprises.
‘Around-the-clock activity’ – Maintaining an active Town Center after normal business hours is clearly reflected as an important community goal as nearly all of those surveyed agreed that Town Center businesses
should have evening hours and general support should be given to encourage evening activity.
Nearly all who participated in the survey agreed the Town Center should have evening hours for retailers and
restaurants. Ninety-seven percent want events, programs and policies that encourage employees to stay in the
Town Center after work hours. Eighty percent agree the Town Center should be an evening destination for the
entire region.
Housing – Seventy-three percent of those surveyed disagree the Town Center should emphasize residential
development over other uses within the Town Center; yet, 69 percent believe the government should offer
incentives that encourage residential development. Interestingly, 61 percent believe housing should replace
underutilized and incompatible uses. It is clear that residential development is not the main goal but perceived
to be a better alternative to empty or underutilized buildings and lots.
When asked if housing should be distributed throughout the Town Center the response was split nearly equal for
those agreeing and those disagreeing. Fifty-seven percent agreed when asked if housing should be concentrated in specific areas to form a neighborhood atmosphere. Furthermore, 57 percent thought the Town Center
should have high density-residential development as opposed to low-density single-family housing. Nearly 60
percent of those questioned agreed that a diversity of housing types should be offered.
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Pedestrian – Oriented Character ranked second along with design excellence and around-the-clock-activity in priority of goals for the Town Center. This survey shows evidence that creating elements that lend to
pedestrian friendly places should be an important objective of Town Center planning. For example, more than
95 percent of survey respondents believe small block sizes are important in the Town Center. Furthermore, over
80 percent agreed planning in the Town Center should result in reduced vehicular traffic. Eighty-eight percent
think most Town Center buildings should be required to have active, pedestrian-friendly uses at street level while
only 23 percent think the Town Center should require only those buildings on primary corridors to have pedestrian-friendly uses at street level.
Incentives – Eighty-eight percent agreed that the local government should offer incentives that encourage small
business to locate in the Town Center. Many believe the public sector should encourage the private sector to
lead Town Center development. In order to get development appropriate to the Town Center, 82 percent believe
the public sector should offer incentives for projects that meet the Town Center Master Plan objectives.
Design Excellence – More than 94 percent of those surveyed agreed Town Center development should consist
of well-designed public buildings and 88 percent agreed buildings within the Town Center should be architecturally significant. Furthermore, 71 percent believed Town Center buildings should maintain historic or traditional
design character. Sixty-four percent disagree that Town Center buildings should contain cutting-edge design
solutions. Eighty-six percent agree that Town Center signage should be historic and artistically pleasing and 80
percent believe signage should be limited. Ninety-six percent think signage should be unique with character.
Ninety-one percent believe signage should be controlled by design standards.
Access Alternatives – One hundred percent of those surveyed agreed the Town Center should contain walkable
links to the Town Center and neighborhoods. A large majority of responses agreed bicycle paths should be
recognized in the Town Center. Ninety-seven percent agreed that pedestrian links across boundaries between
the Town Center and neighborhoods are important elements. One hundred percent agreed the Town Center
should have a parking management system. Ninety-eight percent also believe public transit should be encouraged in the Town Center.
Civic and cultural presence – Sixty-three percent think City and County uses should be located only in public
buildings. The response was split when asked if the library should be the primary focal point of the Town Center.
Seven-six percent believe the Town Center should contain a permanent home for the Farmers’ Market.
Open space – Eighty-eight percent think there should be a passive open space or park system. Ninety percent of
those surveyed think new buildings should include public open space as part of their development. Ninety-three
percent think the Town Center should contain a public park or town square. Seventy-three percent believe the
Town Center should encourage outdoor art displays. Eighty-four percent think civic spaces should be included in
the Town Center. Seventy-nine percent think the Town Center should have a network of interconnected public
spaces. Eighty-three percent think the Town Center should make use of water features in parks and open spaces.
Strongly
agree
Housing
1. The Town Center should emphasize
residential development over other uses.
2. The Town Center should have high
density residential development.
3. The Town Center should have diversity
in the types of housing offered.
4. Housing opportunities should be
scattered throughout the Town Center.
5. There should be a critical mass of
housing in the Town Center that results in
a neighborhood atmosphere.
6. New housing should replace
underutilized and incompatible uses.
7. New high density housing should be
provided in close proximity to the Metro
station.
8. New housing should be provided in
limited and clearly defined areas.

Agree

Strongly
Disagree

Disagree

Strongly
agree

Response

Agree

Disagree

Strongly
Disagree
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17.1%

42.9%

25.7%
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Strongly
agree

Agree

Strongly
Disagree

Disagree

Strongly
agree

Response

Agree

Disagree

Strongly
Disagree

Mixed-Use Development
1. The Town Center should have a mix of
uses that allows for day and night activities.
2. The Town Center should have retail,
restaurant, and entertainment uses.
3. The Town Center should include the
opportunity for ‘bed & breakfasts’.
4. The Town Center should have a mix of
local and national retail stores.
5. The Town Center should introduce
significant amounts of new office space to
balance the presence of the County
facilities.
6. The Town Center should have more
restaurants than retail uses.
7. The Town Center should have space
suitable for small entrepreneurial
enterprises.
8. The Town Center should have office
space for small and large tenants.
9. The Town Center should include several
corporate headquarters.
10. New office space in the Town Center
should be built close to the Metro station.
11. The Town Center should have venues
for live entertainment.
12. The Town Center should include a
hotel for both business and tourist patrons.
13. The Town Center should offer active
recreation facilities or spaces.
14. The Town Center should include a
space or spaces for public festivals and
events.
15. The Town Center should include
destinations that will attract people from
throughout the County.

2. Throughout the Town Center there
should be unified streetscape elements
3. All Town Center buildings should be
required to have active, pedestrian friendly
uses at street level.
4. Only buildings along primary corridors
should be required to have pedestrian
friendly uses at street level.
5. The Town Center should have outdoor
dining.
6. Generally, parking in the Town Center
should be below ground.
7. Utilities in the Town Center should be
buried below ground.
8. The Town Center should have reduced
vehicular traffic.
Incentives

2 Local government should offer incentives
that encourage small business to locate in
the Town Center.
3. Local government should offer
incentives that encourage public open
space via private sector investment.
4. The public sector should offer incentives
for projects that meet the Town Center
Master Plan objectives.
5. The public sector should encourage the
private sector to lead Town Center
development.
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Strongly
agree

Agree

Strongly
Disagree

Disagree

Strongly
agree

Response

Agree

Disagree

Strongly
Disagree

Design Excellence

2. The Town Center should have
architecturally significant public buildings.
3. Town Center structures should be
diverse in size, design, and architectural
detail.
4. Town Center buildings should have a
traditional, ‘historic-like’ design character.
5. Town Center buildings should represent
cutting-edge design solutions.
6. Town Center signage should be historic
and artistically pleasing.
7. Signage and advertising in the Town
Center should be limited.
8. Signage and advertising in the Town
Center should be unique with character.
9. Town Center signage and advertising
should be subject to established design
standards.

g

2. Nighttime activity in the Town Center
should be increased.
3. Events, programs, and policies should
encourage employees to stay in the Town
Center after the work day ends.
4. Appropriate 24-hour businesses should
be included in the Town Center.
5. The Town Center should act as an
evening destination for the entire region.
Access Alternatives

2. Connections between neighborhoods
and the Town Center should be improved.
3. Appropriate, walkable transition areas
should link the Town Center and
neighborhoods.
4. The Town Center should have a parking
management system.
5. The Town Center should have bicycle
racks throughout.
6. The use of public transit should be
encouraged in the Town Center.
7. The Town Center should have a sign
system to improve wayfinding.
Civic & Cultural Presence

23

2. The Town Center should include a major
science or cultural center.
3. The Town Center should include a
permanent home for the Farmers’ Market.
4. The new library should be the primary
focal point of the Town Center.
5. The public sector should let the private
sector lead Town Center development.
6. City and County uses should be spread
throughout the Town Center in public and
private buildings.
7. City and County uses should be located
only in public buildings.
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Strongly
agree

Agree

Strongly
Disagree

Disagree

Strongly
agree

Response

Agree

Disagree

Strongly
Disagree

Open Space

2. Civic spaces should be included in the
town center.
3. The Town Center should include space
for outdoor performances.
4. The Town Center should encourage an
outdoor art display.
5. The Town Center should include multipurpose public spaces.
6. The Town Center should include a
‘Town Square’ or public park.
7. The Town Center should have a network
of interconnected public spaces.
8. The Town Center should provide a
permanent home for the Farmers’ Market.
9. The Town Center should make use of
water features in parks and open spaces.
10. New buildings should be designed to
include public open space as part of their
development.
11. Daytime and evening gathering in
public open spaces should be
encouraged.
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Summary of Issues & Next Steps

As a result of this public input, the Project Team expects the following elements to take priority during future
phases of the Town Center Master Plan process:
■
■
■
■
■
■
■
■
■
■
■
■
■
■
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Engagement and involvement of Montgomery County, Essex Capital/RCI, businesses located in the Town
Center, businesses that are major office users, and entrepreneurial businesses.
Minimizing divisive impact of Rockville Pike while still allowing for efficient traffic flow.
Identifying opportunities to reconnect the Town Center with East Rockville.
Determining best function of MD 28/Jefferson Street in circulation system and in Town Center development
character.
Identifying opportunities to more effectively use Wootton Parkway and Gude Drive as part of the Town
Center circulation or by-pass system.
Providing bicycle access to the Town Center.
Providing both adequate parking facilities and appropriate management system.
Identifying mechanisms to empower the City in implementing the plan and managing development.
Focusing more detailed planning around the library so that it is well incorporated into the Town Center as a
prominent civic asset.
Reinforcing Washington Street as an ‘edge spine’ of the Town Center and Maryland Avenue and Middle
Lane as ‘central spines’ of the Town Center.
Identifying opportunities to reduce the block size of the area north of Middle Lane and to extend the pedestrian orientation northward.
Maximizing opportunities for mixed-use development and for an overall mixed-use character in the Town
Center.
Providing a permanent home for the Farmers’ Market.
Providing a public park or town square.
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Market Summary

Primary
Market
Findings
This newsletter, prepared as part
of the Rockville Town Center
Master Plan by Development
Concepts, Inc. and HNTB,
highlights key findings relating
to the market potential for the
Rockville Town Center. In
particular, office, retail, and
housing markets are profiled.
These findings will help provide
a direction for assembling an
implementable master plan and
focusing on key development
initiatives throughout the Town
Center. Key findings that will
impact future development in
the Town Center follow.

“Economic conditions
should allow the
Town Center Master
Plan to capitalize on
activity in all market
segments.”
The Washington, D.C./
Maryland/Virginia Primary
Metropolitan Statistical Area
(PMSA) and the City of
Rockville benefit from a healthy
local economy. The population
is increasing and becoming

is estimated that approximately
$200 million of this spending is
at restaurants and $230 million
is on apparel. These are two of
the largest consumer expenditure categories. The 13,000
workers in the Rockville Town
Center represent another
significant source of purchasing
power. The lack of shopping
opportunities in the Town
Center represents a tremendous
missed opportunity to capitalize
on the spending power of the
Town Center workers and
residents.

wealthier, 51,000 jobs were
created countywide between
May 1999 and May 2000,
retail buying power is strong,
home prices are above average,
and vacancy rates for office
buildings are at historically low
levels. The strong regional
economy provides an opportunity for a revitalized Rockville
Town Center, if selected market
segments are targeted and viable
development projects identified.

The population is growing. The population of
Montgomery County is
expected to increase by 50,000
people over the next five years.
The area within a ten-minute
drive of the Town Center (see
trade area map on page 2) is
projected to add 26,000
residents during the next five
years.

The Rockville office
market is large and growing. With 6.3 million square
feet of leasable space, the
Rockville submarket has the
third largest supply of office
space in Montgomery County.
This market has an additional
641,000 square feet under
construction. Construction is
predicted to continue due to the
low, 0.96%, vacancy rate and
strong economy.

The local economy is one
of the strongest in the
country. Unemployment in
Montgomery County averaged
1.8% in 1999. The area within
a ten-minute drive of the Town
Center has a median household
income 80% higher than the
national average. Many of the
county’s new jobs are highwage, high technology jobs in
the “New Economy.”

Area housing prices are
considerably higher than
the national average. In
1990 the median housing value
near Town Center was slightly
more than $200,000 as
compared to Maryland’s average
of $115,500. Local real estate
experts believe that Rockville
Town Center can attract
additional homebuyers in the
$200,000 to $400,000 range,
given of its economy, city
services, schools, and amenities.

Households near Town
Center have considerable
buying power. The 154,587
households within a ten-minute
drive of the Town Center
represent combined annual
expenditures of $6.1 billion. It

UNDERSTANDING MARKET TRENDS AND OPPORTUNITIES IS A CRITICAL
COMPONENT OF A
SUCCESSFUL PLAN. THIS
NEWSLETTER PROVIDES
AN OVERVIEW OF THE
ROCKVILLE MARKET AND
HOW THE ROCKVILLE
TOWN CENTER CAN
POSITION ITSELF FOR
DEVELOPMENT IN THE
YEARS AHEAD.
INFORMATION WAS
GATHERED FOR THIS
NEWSLETTER IN A VARIETY
OF WAYS. DEMOGRAPHIC
DATA WAS PURCHASED
FROM A NATIONAL
DATABASE. INTERVIEWS
WERE CONDUCTED WITH
LOCAL REAL ESTATE
PROFESSIONALS, RESIDENTS, AND BUSINESS
OWNERS. EXISTING
STUDIES WERE EXAMINED,
AS WAS INFORMATION
FROM THE U.S. CENSUS
BUREAU AND OTHER
NATIONAL, STATE, AND
LOCAL GOVERNMENT
AGENCIES.
THE INFORMATION WAS
ANALYZED AND CONCLUSIONS DRAWN REGARDING
THE MARKET POTENTIAL
OF THE ROCKVILLE TOWN
CENTER. THESE CONCLUSIONS WILL BE INCORPORATED INTO THE FINAL
DEVELOPMENT RECOMPrepared
by

Development Concepts Inc.
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Retail Trade Areas

Trade Areas
The intersection of
Middle Lane and
Washington Street was
used as the centerpoint
for defining the three
retail trade areas:
5-Minute Drive Time
- Approximately 3
miles each way from
centerpoint.
10-Minute Drive
Time - Approximately
6 miles each way from
centerpoint.

type of retail to be considered for
the Town Center. A resident
more than 10 minutes away is
more likely to travel this distance
for high end apparel and niche
retail opportunities than for
convenience retail. Understanding the demographic dynamic
within each of the "drive time
trade areas" will help establish
the specific types of retail
opportunities which are in the
marketplace.

Three retail trade areas were
defined for the Rockville Town
Center: five-minute, tenminute, and fifteen-minute
drive times. Travel time is an
important variable which
influences the shopping patterns
of Rockville and County
residents. For example, a higher
percentage of residents living
within five minutes of the Town
Center are likely to patronize
this area that those residents
having to commute 15 minutes
or more. Additionally, the
number of households, along
with a measurement of disposable income in each of these
trade areas, will influence the

In other words, the Rockville
Town Center could attract
residents from the more distant
trade areas if they are provided a

reason to shop in the Town
Center. These reasons could be
unique shops and restaurants
not found elsewhere, a critical
mass of specialty retail stores, a
pleasant or unique shopping
experience, or entertainment
venues that complement
shopping.
The five-minute, ten-minute,
and fifteen-minute drive time
trade areas are approximately 28,
113, and 255 square miles,
respectively. For comparison,
The City of Rockville is 13
square miles, and Montgomery
County is 497 square miles.

Retail Trade Areas from the Intersection of Middle Lane and Washington Street
Germantown

15-Minute

10-Minute

15-Minute Drive
Time - Approximately
9 miles each way from
centerpoint.

I-370
70
I-2

5-Minute

ac

tom
Po

I-495

r

ve

Ri

Source: CACI Marketing Systems
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Population Increases
The Washington, D.C./
Maryland/Virginia Primary
Metropolitan Statistical Area
(PMSA), comprised of Washington, D.C.; Montgomery, Prince
George’s, Charles, Frederick, and
Calvert counties in Maryland;
and Arlington, Fairfax,
Loudoun, Prince William, and
Stafford counties in Virginia,
grew at a compound annual rate
of 1.2 percent between 1990
and 1999. The PMSA increased
in population by approximately
446,000 residents during the
1990s.
The City of Rockville also
increased in population during
the 1990s, although not at quite
as rapid a pace as the PMSA.
According to the U.S. Census
Bureau, the City of Rockville
increased from 44,788 residents

in 1990 to 46,788 residents in
1998, an annual increase of
0.5%.

Street. Within all three of these
trade areas the population
increased during the 1990s and
is projected to continue to
increase until 2005. The annual
rate of increase for the trade areas
was equal to or slightly less than
the rate of increase for the
Washington, D.C./Maryland/
Virginia PMSA.

Three trade areas were defined
for the Town Center based on
drive times. The trade areas are
five-, ten-, and fifteen-minute
drives from the intersection of
Middle Lane and Washington

“The PMSA increased in population
by approximately
446,000 residents
during the 1990s.”

Population

Source: CACI Marketing Systems & ULI Market Profiles: 2000
* 1998 Estimate
** 1999 Estimate

Tight Labor Market
The strength of the local
economy is good news. It is also
bad news. The strong economy
translates into job growth and
demand for personnel. The local
market, for all intents and
purposes, is fully employed. In
1999, Montgomery County
averaged a 1.8% unemployment
rate. A tight labor market will
most often negatively impact
retail and service businesses the
most, especially the lower paying
jobs.

National retailers and restaurants
that already have a presence in
the Rockville market, mainly
along Rockville Pike, may be
concerned about adding more
locations when the employment
market is tight.

given two local conditions. First,
the population of the PMSA is
growing and can be expected to
provide more employees to help
fill the growing number of jobs.
Second, the location of the
Metro station in the Town
Center may help attract
employees from a larger market
area. Access to and from the
Town Center by the regional
workforce is a critical economic
development issue impacting
future investment.

The tight labor market may
negatively affect business
profitability, due to anticipated
higher wages required to attract
the personnel. Some of this
negative impact may be softened
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Unemployment
Rates
Montgomery Co. -1.8%
PMSA - 2.1%
Maryland- 3.5%
United States - 4.2%
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Resident Profile
2000 Estimate for
10-Minute Drive
Time Trade Area
Median Age
37.8
Per Capita Income
$38,338
$100,000+ Household
Income
30.1%
Average Household Size
2.59

The residents within the three
trade areas are well-educated and
highly paid. Half the population 25 years and older possess a
bachelor’s or more advanced
degree. Estimated median
household income is approximately $70,000 in 2000, 80%
higher than the national average.
The residents are most likely to
work in service industries
(45%). Wholesale and retail
trade (17%) and public
administration (12%) are also
important employment sectors
for residents. The residents are
predominately in managerial/
professional (47%) and sales/
administrative support (26%)
occupations.

Homeowners
67.7%

Educational Attainment
Persons 25+ Years

* The educational attainment was approximately the same for the three
trade areas
Source: CACI Marketing Systems & U.S. Census Bureau

Household Income

*1998 Estimate
Source: CACI Marketing Systems & U.S. Census Bureau

A Classification of Residential
Neighborhoods (ACORN)

All levels of government are
important employers in Rockville.

A Classification of Residential
Neighborhoods (ACORN) is a
segmentation system of
neighborhoods. Sixty-one
lifestyle characteristics, such as
income, age, and occupation, are
used to determine the consumer
behavior of residents. ACORN
has nine general groups. Each
group contains three to seven
clusters for a total of 43 clusters.
The clusters provide a classification system for predicting the

purchasing habits of neighborhood residents. Many retailers
and commercial developers use
the ACORN classification
system when making location
decisions for retail investment.
Upper-income households
dominate the three trade areas.
The top three ACORN clusters
are Wealthy Seaboard Suburbs,
Top One Percent, and Successful
Suburbanites. These three
segments account for 46% of
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the population within a 15minute drive of the Town
Center and similar percentages
in the smaller trade areas. These
groups rank high for expenditures on apparel, home furnishings and improvements, and
electronic “toys.” These top
three ACORN clusters are
further defined on the following
page.
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ACORN (con't)
Top One Percent
Residential: Most own their
single-family homes found in
the older suburbs of large
metropolitan fringe areas
scattered throughout the U.S.
High concentrations of “Top
One Percent” are found in
California, New York, New
Jersey, Illinois and Texas. Their
median home value of over
$400,000 is more than four
times the national average. Well
over 80 percent of these homes
are valued at $250,000 or more.
Preferences: “Top One Percent”
households rank high for many
consumer purchases including
most clothing and apparel
categories, frequently buying via
mail or phone orders. They drive
luxury cars and enjoy taking
domestic and foreign excursions.
They are active volunteers and
fund-raisers. They also enjoy
reading newspapers and playing
racquet sports.

nantly in the urban areas of
metropolitan centers, they
traded convenience for lifestyle
and moved out to newer,
suburban developments; over
30 percent commute across
county or state lines to work.

by playing a variety of racquet
sports, golf, working out at the
gym, and taking vitamins
regularly. They spend freely on
home furnishings and improvements, and also travel extensively, preferring foreign to
domestic trips. They read two or
more daily newspapers and
metropolitan and businessrelated magazines and listen to
classical, jazz and alternative
radio.

Preferences: “Successful Suburbanites” drive minivans and
luxury cars, own swimming
pools and PCs, and play golf
and tennis. They splurge on
home furnishings and improvements, apparel, electronic “toys”,
and travel, and fund much of
this spending with credit cards
and loans. In fact, “Successful
Suburbanites” are more likely
than most of the other consumer
markets to have loans. They
attend concerts and movies; read
two or more daily newspapers;
and business, finance and
metropolitan magazines.

Successful Suburbanites
Residential: “Successful Suburbanites” own homes in newer
suburbs with a median home
value of $210,500, twice the
national average. Most of their
single-family houses were
recently built between 1980
and 1990. Located predomi-

“Rockville residents
rank high for expenditures on apparel,
home furnishings and
improvements, and
electronic 'toys.'”

High-Income ACORN Groups Dominated the Trade Areas

60%

Wealthy Seaboard Suburbs
Residential: They own their
single-family homes that were
built between 1950 and 1969.
The median home value reflects
the markets where these
neighborhoods are located,
$261,900; more than two and
one half times the national
average of $99,800. “Wealthy
Seaboard Suburbs” are found in
the suburban areas of East and
West Coast urban metros.

50%

40%

30%

20%

10%

0%
Affluent Families

Upscale
Households

Up and Coming
Singles

Retirement
Styles

10-Minute Drive Time

Preferences: “Wealthy Seaboard
Suburbs” pursue physical fitness Source: CACI Marketing Systems
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Young Mobile
Adults

City Dwellers

United States

Factory and Farm
Communities

Downtown
Residents
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Retail Trends in Rockville

Major Rockville
Pike
Shopping Centers
Congressional Plaza
Congressional South
Wintergreen Plaza
Twinbrook Square
Congressional North
Ritchie Center
Talbott Center
Edmonston Crossing
These centers total
1,048,285 square feet
Source: City of Rockville

Town Center
Shopping Centers
One-Stop Shop
Hungerford Plaza
Hungerford Square
City Centre
Twin Oaks
Saah Plaza
Courthouse Plaza

Three retail trade areas were
defined for the Town Center
based on drive times. These
areas are illustrated on the map
on page 2. The five-minute
drive time trade area encompasses an area within roughly a
three-mile radius from the
intersection of Middle Lane and
Washington Street. The tenminute drive time trade area
covers nearly a six-mile radius
from the intersection of Middle
Lane and Washington Street.
The fifteen-minute drive time
trade area covers nearly a nine
mile radius from the intersection
of Middle Lane and Washington
Street. These three areas were
profiled and analyzed with
regards to their retail spending
patterns to help define the
strongest opportunities for new
investment in Town Center.

Regal Cinemas 13 is a major attraction in the Town Center.
The most relevant categories for
the Town Center are below.
The 154,587 households
within the 10-minute drive time
trade area had combined total
expenditures of $6.1 billion,
including

According to CACI Marketing
Systems, the households in the
three trade areas spend more
than the national average on all
types of goods and services
except video rentals, theaters,
and concerts. The Spending
Potential Index (SPI) compares
the average expenditure for a
product or service locally to the
average amount spent for the
product or service nationally.
The national average is 100.

•
•

•
•

•

$201 million at restaurants,
$126 million on household
furnishings,
$226 million on apparel,
$75 million on entertainment, and
$37 million on books and
periodicals.

The table shown at right profiles
consumer spending from the
406,000 residents within the
ten-minute drive time trade area

These centers total
289,000 square feet
Source: City of Rockville
*Estimates for the 10-minute drive time trade area. Other trade areas
are similar.
Source: CACI Marketing Systems
6

and illustrates potential capture
rates to determine which retail
uses demonstrate the greatest
opportunities. Within the tenminute drive time trade area,
capture rates of 15% and 30%
were projected, see scenario #1
and scenario #2 on table on
page 7. With these forecasts, the
tables indicate the amount of
retail space that could be
supported in each category. The
total amount of space projected
for the selected categories with
the capture rates in the two
scenarios is between 1.1 million
and 2.1 million square feet.
As shown on this table, the
current market area provides
opportunities for retail uses in
every category. The largest
demand is for groceries, home
improvements, and restaurants.
It is important to note several
points. First, a significant level
of the demand is being met by
existing retailers. Second,
demand is likely to increase
when accounting for area
employees and visitors. Finally,
the above analysis points to a
dynamic marketplace that is

TOWN CENTER MASTER PLAN
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Retail Trends (con't)
likely to support additional
development in most of the
retail segments.
In addition to resident spending, the Town Center captures
spending by workers and
visitors. The daytime population of the ten-minute drive
time trade area is approximately
232,000 people. Some of these
workers and visitors utilize
restaurants and retail opportunities in the Town Center, but the
potential impact of Town Center
workers and visitors could be
much more significant. For
example, assuming the average
worker and visitor eats lunch at a
restaurant one day each week

while parts of it are within
walking distance of the Town
Center, is not easily walkable for
Town Center workers due to
high traffic volumes. White
Flint Mall, an 860,000 square
foot enclosed mall with approximately 100 stores and restaurants, is three and one-half miles
south of the Town Center. Also
along Rockville Pike are
Congressional Plaza, Montrose
Crossing, many other shopping
centers, and big box retailers.
These centers currently provide
lunchtime destinations for Town
Center workers who choose to
get in their cars and drive during
the noon hour.

and the lunch costs $6 then they
would contribute more than $72
million in restaurant spending to
the area annually. Additional
restaurants in the Town Center
will increase the likelihood of
capturing a greater percentage of
this significant lunch time trade.
Businesses catering to the lunch
time trade will also open up
opportunities to serve other
market segments, such as
shoppers, therefore patrons and
other visitors will spend more
money in the Town Center.
The major shopping in
Rockville is along Rockville Pike,
a major, automobile-oriented
thoroughfare. Rockville Pike,
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“The 154,587 households within the 10minute drive time
trade area had combined total expenditures of $6.1 billion.”
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The Large and Growing
Office Sector

“The vacancy rate in
Montgomery County
is 4.51%, a historic
low for the county.”

The Rockville office submarket is
the third largest in suburban
Maryland and has the lowest
vacancy rate.

The Montgomery County
employment base is composed
of a variety of government
agencies, biotech companies,
and high technology businesses.
Government employment
accounts for 18.2% of the
Montgomery County employment base. This percentage
increases significantly in the
Rockville Town Center. In the
private sector, the service
industry (i.e. doctors’ offices,
architectural offices, testing
laboratories, car washes, dry
cleaners, etc.) accounts for
40.3% of total employment and
retail trade accounts for 16.9%.
Approximately 415,000 people
are employed countywide.

Largest Employers in Montgomery County
National Institutes of Health*
Food & Drug Administration*
Lockheed Martin Corp
Hughes Network Systems
Aspen Systems Corporation*
Life Technologies, Inc*
Celera Genomics*
Manugistics Inc*

15,500 employees
4,650 employees
4,200 employees
2,600 employees
1,500 employees
550 employees
500 employees
550 employees

*Located in City of Rockville
Source: Greater Rockville Partnership and State of Maryland Department of Business & Economic Development

market, pre-lease rates are high.
More than one-third of the
planned space for 2000 and
2001 is pre-leased. During
these two years, 3.9 million
square feet of new office space is
planned to come online, 1.3
million in 2000 and 2.6 million
in 2001.

The office market in suburban
Maryland is sizeable. According
to CB Richard Ellis, Montgomery County has 327 multitenant buildings with more than
30,000 square feet of leasable
space. This represents a
minimum of 35 million square
feet of leasable office space.
Prince George’s County contains
another 139 buildings with
11.3 million square feet of
leasable space. Including
Frederick County, the suburban
Maryland market contains at
least 47 million square feet of
leasable office space and
“accounts for just over 21% of
the Washington, D.C. competitive real estate market.” (CB
Richard Ellis, Market Index
Brief )

Low vacancy rates have increased
lease rates. Lease rates in
Montgomery County currently
average $26.08 per full-service
square foot. One year ago lease
rates were approximately $22.00
per full-service square foot.
Class A space averages $27.84
per full-service square foot.

Annual Job Growth
Montgomery County
40,000

30,000

20,000

10,000

The vacancy rate in Montgomery County is 4.51%, a historic
low for the county. In an
attempt to not overbuild the

—
1996

1997

1998

1999

2000 YTD

Source: CB Richard Ellis, Market Index Brief, 2nd Quarter 2000
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Strength of the Rockville
Office Market
The Rockville submarket is the
third largest office market in
suburban Maryland and has the
lowest vacancy rate. The
vacancy rate for the 6.3 million
square feet of office space is
0.96%, and the average lease
rate is a competitive $25.12 per
square foot. In the second
quarter of 2000, 641,000
square feet of office space was
under construction.
Several office buildings have also
sold in the past few years. A
Class A building at 600
Jefferson Plaza in the Town
Center sold for $124 per square
foot in 1999. Class A buildings
along Rockville Pike sold for
$169 to $194 per square foot.
Class B and C buildings are

selling in the $55 to $107 per
square foot range.

firms. The expansions of the
National Institute of Health,
Food and Drug Administration,
and the Department of Health
and Human Services all created
the need for large amounts of
new office space in suburban
Maryland and in Rockville itself.

Both the suburban Maryland
market and the Rockville
submarket are heavily dependent on government agencies,
government contractors, biotech
firms, and high-technology

Largest Office Submarkets
in Suburban Maryland

Source: CB Richard Ellis, Market Index Brief, 2nd Quarter 2000

Small and Medium Tenant Market
Small- and medium-sized
tenants dominate the Rockville
Town Center office market.
While small companies fuel
much of the job growth in the
country, large companies are
important for a healthy community. The lack of large office
users in the Town Center has
multiple causes. According to
the Greater Rockville Partnership, the two major reasons are a
lack of space available in a timely
manner and parking concerns in
the Town Center.

more than 100,000 square feet of
office space in the Town Center.
They have been unable to
provide this space within the
desired timeframe. New
buildings in the Town Center
take at least two years to bring to
market and no speculative
buildings are under construction. The lack of new construction and the lack of existing
space forces large companies that
need space within 12 to 18
months to other parts of the city
or county.

Over the past three months
alone, the Greater Rockville
Partnership has received four
inquires from businesses wanting

The tight parking situation also
discourages large tenants from
locating in the Town Center. In
today’s labor market, businesses

need to provide convenient
parking as a benefit to attract
employees. The provision of
parking on site that meets tenant
demand (of between three and
five spaces per 1,000 square feet)
has major construction cost and
urban design implications. The
parking issue has inhibited
leasing activity. Convenient and
plentiful parking is one remedy.
Encouraging the use of Metro
and the creation of a Town
Center environment that is so
desirable that users enjoy
walking from satellite parking
locations to work also will help
to resolve the always present
parking concern.
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“Potential large
space users have
shown interest in
locating in Rockville
Town Center.”

TOWN CENTER MASTER PLAN

NEWSLETTER
Residential Market
“Area population
growth as well as
notable City services,
such as parks and
recreation facilities,
will allow Rockville's
residential development to thrive.”

Between 1990 and 1998
Montgomery County has
authorized 34,310 new housing
units for construction. This is
an average of 3,812 units
annually. In 1998, the most
recent year for which data is
available the county saw an
above average number of
authorizations with 5,315 units,
which ranked first in Maryland.
Of these units 3,548 were
single-family. Seventy-nine new
multifamily buildings with
1,767 units were also authorized
for construction. The average
construction cost for a singlefamily unit was $141,692,
while the average construction
cost for a multifamily unit was
$45,413.

1990 Median Housing Value
$250,000
$200,000
$150,000
$100,000
$50,000
$0
5-Minute 10-Minute 15-Minute Maryland
Drive Time Drive Time Drive Time

Owner occupied units
Source: CACI Marketing Systems & U.S. Census Bureau
residential project is needed to
activate the market. The market
could attract buyers in the
$200,000 to $400,000 range
or renters in the $2,000 to
$2,500 range. Eighty-three of
the 197 houses sold in the
surrounding neighborhoods

According to the 1990 Census,
the median home value for
owner-occupied units was
considerably greater than the
national and state averages.
Records of recently sold
properties (1998-2000) in the
neighborhoods surrounding the
Town Center show the median
housing value of recently sold
residential properties to be
$189,000.

A variety of housing types and styles
are in and around the Rockville
Town Center.

United
States

recently were in this price range.
Since apartments and condos
primarily attract singles and
couples, townhouses would also
be desirable, but the land costs
are likely to be prohibitively
high for low or medium density
residential projects.

Housing Units Authorized for Construction
6000
5000

According to local citizens,
Rockville has an undeserved
reputation as being a middle
market that has not attracted a
significant number of very low
or very high priced homes. The
City services and schools are very
good, as is the shopping along
Rockville Pike. A real estate
professional believes that a large

4000
3000
2000
1000
0
1994

1995

1996

Source: Maryland Department of Planning
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Potential Market Directions
The economy of Montgomery
County and Rockville are very
strong. The incomes of the
residents in and around the
Rockville Town Center are high
and increasing, which translates
into strong purchasing power.
County office occupancy is at a
historically high rate, and
Rockville’s rate is above the
County average. Housing starts
in Montgomery County are the
most for any Maryland county
and have been for three years.
The more than 30,000 jobs
created in Suburban Maryland
in the first two quarters of 2000
have resulted in an unemployment rate at 2.1%.
The challenge for the Rockville
Town Center is to capitalize on
the strong regional economy and
the daytime business population
of more than 230,000 within
the 10-minute drive time trade
area to create a niche that will
distinguish it from other markets
in Montgomery County. The
Town Center appears to have a
wide variety of niche markets
that it can appeal to within the
residential, office, retail, and
tourism markets. Each of these
potential markets is further
explained below.

Residential
The residential sector continues
to be a strong market force in
Montgomery County and in the
region. The Town Center
should explore the types of
housing opportunities that
would address current market

demand and have a synergistic
affect on other desired development.

will benefit from the close
proximity of these services, as
well as the restaurants and retail
options that will be accessible
without the use of a vehicle.

Numerous issues need to be
addressed in determining the
role of the housing component
in future Town Center development. Several issues are listed
below.

•
•
•
•

The convenience of office space
to nearby neighborhoods will
also be attractive to some
entrepreneurs. The ability to
live, work, and shop in a
compact area will be attractive to
people who work long hours
and want to avoid a long
commute to and from work or
extended drives to shopping and
entertainment venues.

Identify key market segments
Identify housing design/styles
Single development uses vs.
integrated development uses
Support services required

Future office development will
be impacted by how well the
Town Center Master Plan
accommodates this intense use.
Land availability, parking, public
transportation, and compatibility to surrounding developments
are critical components in
attracting the type of commercial
office investment that will serve
as a catalyst in the Town Center.
Special attention should be
given to the potential role of
entrepreneurial firms in the
development of an expanded
Town Center business core.

Office
The office sector is especially
strong in the greater Rockville
area. The below average lease
rates in the Rockville office
market ($25.12 vs. $26.08 for
the County average) should
appeal to businesses that are
concerned about overhead costs.
This is especially true of start-up
businesses in the technology
sectors that will benefit from
both the lower lease rates and
the proximity of other technology businesses and government
agencies.

Retail

The convenience of a revitalized
Town Center containing
business services, restaurants,
and retail will appeal to a variety
of businesses. Small- and
medium-sized businesses that
cannot afford or choose not to
have on-site business services,
such as specialty printing,
lawyers, and financial services,

The desire by many companies
to locate in town centers and
have identifiable and distinctive
shopping areas or districts
should benefit the Rockville
Town Center, as should the
trend toward “shopping as
entertainment”. Many companies, such as Old Navy and
Continued on Page 12
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Potential Development Directions
for Rockville
Town Center
Office
• Start-up technology
companies that desire
to be near other
technology companies
and government
agencies at a below
average lease rate
• Entrepreneurs that
want to live near work
and shopping
Retail
• Retailers that desire a
pedestrian-oriented
environment and
unique character
Tourism
• Competitively priced
hotel near the Metro
station
• Unique bed and
breakfast
• Nightclubs and other
evening entertainment
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Potential Market
Directions (con't)
Town Center will play versus the
many other retail options that
currently exist. The Town
Center must develop a role that
will allow it to coexist with the
retail options already in the three
trade areas defined in this
newsletter. The successful
formats will likely focus on
appealing to the needs and
desires of five- to ten-minute
drive time households, Town
Center office workers, and
regional visitors. Retailers that
complement the existing retail
offerings should be identified.
Finally, a Town Center retail
district that is "user friendly" will
offer several advantages over
several existing retail centers.

Barnes and Noble, are locating
their stores in pedestrian-friendly
town settings. Customers are
coming to these places to shop,
but they are also coming to
“hang out” and enjoy the
atmosphere and activity.
Rockville lacks this type of
pedestrian-oriented shopping
and entertainment area except in
the Town Center, but it lacks the
critical mass of retail and
restaurants necessary to attract a
large customer base. If positioned correctly a critical mass of
shopping and entertainment
could be attracted to the Town
Center and capitalize on the
significant purchasing power of
the residents and workers of
Rockville and the surrounding
areas.

Regional Visitors
Rockville Town Center could be
an attractive location for a
competitively priced hotel near

It will be important to understand the specific retail role the

the Metro station or a bed and
breakfast. The large and
growing office market will
provide a market for overnight
visitors, while the Metro station
provides quick and convenient
access to Washington, D.C. A
revitalized Town Center will be
an added attraction by providing entertainment, restaurants,
and shopping in a pedestrianfriendly setting for tourist and
business travelers.
The Town Center could also
attract more evening entertainment, shopping, and dining to
service the 406,000 residents
within the 10-minute drive time
trade area and the 230,000
daytime workers and visitors in
this trade area that could stay
into the evening if given a
reason to stay.

Your Turn
email us at

What additional information do
you think we should know
regarding the Rockville Town
Center's market opportunities or
conditions? Please send your
thoughts to

dci@development-concepts.com
or call us at
(317) 262-3947

Development Concepts Inc.

Development Concepts, Inc.
200 S. Meridian St., Suite 410
Indianapolis, IN 46225

You can also contact Jim Wasilak
with the City of Rockville at
(301) 309-3200
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We appreciate your input on this
important project.

Appendix E

ORDINANCE, ADDENDUM
& ERR ATA SHEET

ROCKV ILLE TOWN CENTER MASTER PLAN

Ordinance No. 29-01

ORDINANCE:

To adopt the Town Center Master Plan
as an amendment to the adopted Master Plan
for Rockville

WHEREAS, pursuant to Section 3.08 of Article 66B of the Annotated Code of Maryland, the
Mayor and Council of Rockville did, by Ordinance No. 21-93, adopt the 1993 Master Plan (the
“Master Plan”) for the City of Rockville (the “City”); and
WHEREAS, the City of Rockville Planning Commission (hereinafter referred to as the
“Commission”), under the provisions of Section 3.07 of Article 66B of the Annotated Code of
Maryland may recommend adoption of any amendment or extension of or addition to the Master
Plan; and
WHEREAS, the Mayor and Council requested the Planning Commission to make, approve
and recommend to the Mayor and Council a Master Plan for the Town Center Planning Area of
Rockville (the “Town Center Master Plan”); and
WHEREAS, the City hired a consultant team to assist the City staff in the preparation of a
draft Town Center Master Plan; and
WHEREAS, in November, 2000, the Mayor and Council appointed the Town Center Master
Plan Advisory Group, consisting of citizens, property owners, developers, business owners, and
government representatives, to review the Town Center Master Plan and the consultant’s recommendations; and
WHEREAS, in connection with the preparation of the Town Center Master Plan, the City
staff, the Advisory Group and the consultants did carefully and comprehensively survey and study
present conditions, projections of future growth of the Rockville Town Center, and the relation of the
Town Center to neighboring areas and jurisdictions; and
WHEREAS, the Town Center Master Plan has been prepared for the purpose of guiding and
accomplishing coordinated, adjusted and harmonious development of the Rockville Town Center
and its environs; and
WHEREAS, the Advisory Group completed its review in April, 2001 and the draft Town
Center Master Plan was presented to the Mayor and Council and Planning Commission at a joint
worksession on May 9, 2001; and
WHEREAS, the City conducted an extensive public outreach program, including presentations of the draft Town Center Master Plan to various community groups and organizations; and

WHEREAS, on July 18, 2001, the Planning Commission conducted a public hearing as
required by law which was followed by public work sessions leading to the development of the
approved Town Center Master Plan by the Planning Commission; and
WHEREAS, on August 1, 2001, the Planning Commission adopted a resolution approving the
Town Center Master Plan as modified by the Addendum and Errata Sheet dated August 1, 2001; and
WHEREAS, under the provisions of Section 3.08 of Article 66B of the Annotated Code of
Maryland, the Mayor and Council is required to adopt amendments to the Master Plan for the City of
Rockville; and
WHEREAS, the Mayor and Council held a public hearing on October 1, 2001 to receive
further public comments on the approved Town Center Master Plan submitted by the Rockville
Planning Commission; and
WHEREAS, the Town Center Master Plan dated May 2, 2001, as set out below, defines a
vision and describes expectations for the Town Center, establishes goals and objectives for the Town
Center, and serves as a guide to public and private actions and decisions to insure the development
of public and private properties and appropriate relationships.
NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND COUNCIL OF
ROCKVILLE, MARYLAND, that the Town Center Master Plan be, and the same is hereby, adopted
as an amendment to the Master Plan for the City of Rockville, said Town Center Master Plan consisting of the publication entitled “Rockville Town Center Master Plan” dated May 2, 2001, including all attachments and exhibits thereto, and the Addendum and Errata Sheet for the Town Center
Master Plan dated October [11] 17, 2001.

Note: [Brackets] indicate material deleted after introduction.
Underlining indicates material added after introduction
******************
I hereby certify that the foregoing is a true and correct copy
of an ordinance adopted by the Mayor and Council at its
meeting of October 22, 2001.

___________________________________
Claire F. Funkhouser, City Clerk

Addendum and Errata Sheet
Town Center Master Plan
Mayor and Council
October 17, 2001
Study Area Boundary Adjustments
Study Area Boundaries (p. 21)
…As such, some of the areas described within this Master Plan would benefit from more
detailed planning within the context of areas adjacent to the Town Center with which they
have more in common. For example, North Stonestreet Avenue and, to some extent, the
Metro station environs should be master planned in conjunction with an overall East
Rockville and Lincoln Park neighborhood planning initiative. For this reason, the Plan
recommends that the Planning Area boundary be adjusted upon completion of those future
neighborhood plans to incorporate the planned residential areas into the neighborhood planning areas. Similarly, Rockville Pike…
Note: Maps in the TCMP will be adjusted accordingly to outline this area.
Transition Areas
Land Use Recommendations (p. 46, new paragraph)
Transition areas between the urban core of Town Center and adjacent residential areas are
necessary to protect the quality of life and character of some of Rockville’s oldest neighborhoods. The Town Center Master Plan reinforces the existing transition areas west of North
Washington Street, as outlined in the Coordinated Planning Area of the West End Woodley
Gardens East/West Neighborhood Plan that provide a decrease in scale, density and height of
buildings from the core of Town Center to the single family homes in adjacent residential
neighborhoods. These transitional areas are intended to limit further commercial encroachment
into residential neighborhoods. Additional transitional areas may be appropriate where none
currently exist, including along South Washington Street south of Vinson Street, and on the east
side of the Metro/CSX tracks in the North and South Stonestreet Avenue corridor. Appropriate
design standards should be applied that are tailored to these specific areas. Innovative concepts
such as floating zones may be employed to delineate transitional areas.
Note: Maps in the TCMP will be adjusted as necessary to show the Coordinated Planning
Area.

Note: Underline text is to be added to the Plan
Strikethrough text is to be deleted from the Plan

Town Center Master Plan Addendum and Errata Sheet
Mayor and Council

October 17, 2001
Page 2

Clarification to Land Use Recommendations
A secondary pedestrian spine along North Washington Street should be implemented
to complete a ‘loop’ created by the creation of the East Montgomery Avenue and
Maryland Avenue corridor. The loop may be reinforced by the creation of a restaurant district along the northern portion of Maryland Avenue extended and North
Washington Street, between Martin’s Lane and Beall Avenue. The urban core would
be complemented…..(p. 46, par. 2)
The area east of the CSX tracks, (approximately north of Park Road along CSX), is a transition area to residential neighborhoods. The introduction of office uses in this area on the
west side of North Stonestreet Avenue was recommended, in part, to build on the quality of
the National Institutes of Health printing facility and to create opportunities for higher and
better utilization of land in this area. The transitional properties on the east side of North
Stonestreet Avenue are appropriate for residential uses, including single family detached,
single family attached and multifamily buildings with ancillary ground floor retail. In addition, ….. (p. 46, par. 2)
Open Space and Farmers’ Market
Addition to the list of elements of the Desired Framework diagram (p. 43)
•

Public open space in the form of a Town Square along Maryland Avenue extended

Addition to “Organizing Design Elements” (p. 57-58)
•

Central urban park:
—
Provide public gathering space along Maryland Avenue
—
Opportunity for public art, landscaping, benches and other pedestrian amenities
—
Potential location for Farmers’ Market
—
Approximately one-half acre in size

Open Space (p. 59-60)
Although it is recommended in the design guidelines that open space amenities be incorporated and encouraged within all new private developments, the Master Plan proposes possible
designated public open space at the following locations, if feasible:
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Public plaza on Maryland Avenue extended

Organizing Design Elements Policies (p. 56)
•

Maryland Avenue should be designed as an uninterrupted continuous retail corridor. Curb
cuts, the introduction of large open space, etc. should be minimized so that a A critical mass
of retail establishments should can be provided while detrimental features such as multiple
curb cuts should be minimized. The central urban park to be located on Maryland Avenue, as
well as various pocket parks, should be designed to complement the retail and entertainment
corridor.

Urban Design Overlay District Guidelines
•

Create streetscapes and public spaces that feel comfortable to pedestrians by encouraging
inclusion of green space and/or green areas.

Applicability of Design Guidelines
Addition to “Design Guidelines Recommendations” (p. 93, after third paragraph)
The Design Guidelines are intended to provide guidance for developers and designers as to
how future construction in the Town Center should be designed. The Guidelines are not
intended to be requirements but principles that should be followed. Exceptions to the Guidelines will be considered if the design as proposed meets the intent of the guidelines and
purpose of the Town Center Master Plan. The Guidelines shall apply to both public and
private development within the Urban Design Overlay District.
Proposed Zoning Changes
Changes to the list of zoning changes (p. 92-93):
4. A change in zoning of properties on the west side of North Washington Street between Wood
Lane to Ivy League Lane north of Frederick Avenue from TCO-1 (FAR of 1.0) and C-2 to the
new TC-1 (FAR of 1.0) TC-2 (FAR of 2.0) which would increase the allowable density of the
properties and would allow for greater flexibility of uses.
7. A change in zoning of property at the southwest corner of Fleet Street and Monroe Street
from R-90 to R-30, or to a new zone that would allow for an appropriate scale of singlefamily attached or multifamily development.
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8. ……
13. A change in the maximum height limit to 110 feet for buildings built prior to July 1, 2001 in
the TC-2 Zone, immediately south of Church Street and east of MD 355.
14. Allowing freestanding restaurants in the TC-1 Zone as a permitted use along North Washington Street. Drive-through restaurants shall not be allowed. To encourage restaurants to
locate in the proposed restaurant district, flexible parking regulations should be developed to
allow for parking reductions when valet or other public or private off-site parking is provided.
Note: Changes to the recommended zoning map would implement these changes and also
include the mapping of all properties north of Beall Avenue between North Washington Street
and Hungerford Drive to the TC-3 Zone. Also included is a correction to the map shown in
the Plan for property at 208 Monroe Street, which should be in the O-2 Zone and not the R60 Zone as shown.
Design Standards for Parking Structures
Parking Design Guidelines (p. 98)
Parking garages in the Town Center shall be adequate, convenient, and attractively designed.
It shall be constructed interior to the Town Center and not constructed adjacent to existing
residential neighborhoods. The view of parking structures from streets in Town Center and
adjacent residential neighborhoods should be minimized, with the preferred locations being
behind residential units, offices and stores along the street frontage or underground. An
effective signage and wayfinding program shall be instituted in Town Center to guide visitors
to parking facilities and mass transit connections.
Applicability of Design Guidelines to South Washington Street
Design Guidelines (p. 95-96)
SL-2: All buildings must be built at edge of public right-of-way except those that front MD
355 and South Washington Street south of Vinson Street. Building setbacks shall be sufficient to provide for pedestrian circulation and activity. Thus, additional dedication of public
right-of-way may be required.
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BSM-1: Buildings throughout the overlay district should be at least two stories in height.
Along Maryland Avenue north of Jefferson Street, buildings should be at least three floors in
height.
Pedestrian Connections to East Rockville
Transit/Metro station policies (p. 49-50)
•

Pedestrian accessibility between East Rockville neighborhoods and Town Center should be
enhanced by provision of clear and convenient pedestrian connections provided through the
Metro station site to the pedestrian promenade and to at-grade pedestrian crossings of MD
355

Removal of Traffic Circle
Proposed Transportation, Circulation & Infrastructure Improvements (p. 54)
•
•
•
•
•

Urban design treatment, such as a traffic circle at the Beall Avenue/Maryland Avenue inter
section Design elements that could be incorporated into this space include:
Passive open space
Significant landscaping
Decorative lighting
Distinct and identifying architecture feature (i.e., potential sculpture, public art or significant
water feature)

East Side Connectors
Desired Framework Diagram (p. 43)
•

New connections across the railroad tracks, the location and character of which will be
evaluated as part of a neighborhood plan for the residential neighborhoods east of the railroad
tracks generally located at Church Street-Baltimore Road and in the vicinity of Beall AvenueCrabb Avenue
Note: the Desired Framework diagram would be amended to change the label of “Critical
Connections” to “Connections”, and to remove the Beall Avenue extension as a “Critical
connection”.
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Transportation and Circulation Infrastructure Policies (p. 53)
•

Additional connections between the Town Center and East Rockville could be introduced and
analyzed in the future(proposed are connections of Beall Avenue with Crabb Avenue and
Church Street with Baltimore Road). These connections should not, however, be designed to
funnel significant general additional traffic into residential neighborhoods.

Proposed Transportation, Circulation and Infrastructure Improvements (p. 56)
•

•

New east/west road extensions under the rail lines from MD 355 to North Stonestreet Avenue
and/or to South Stonestreet Avenue at Church Street, the locations, feasibility and benefits of
which would be determined through a neighborhood planning effort and transportation
analysis in conjunction with the State Highway Administration (SHA), Washington Metropolitan Area Transit Authority (WMATA) and the City.
New railroad bridges at east/west neighborhood connections (north of Beall Avenue, Park
Road and Church Street) to include significant design detailing.

Catalyst Projects:
4. Eastside Connectors (p. 72-73)
Summary of Project
The Metro and CSX railroad tracks currently separate Rockville’s east side neighborhoods
from the Town Center. The only access points to the Town Center from neighborhoods are
Frederick Avenue (pedestrian only), Middle Lane/Park Road, and Veirs Mill Road. Two of
these are well north and south of the heart of Town Center. The Town Center and the neighborhoods would benefit from connectors past the Metro and CSX tracks between the two
areas. The Master Plan identifies potential places for these connectors at a location north of
current Beall Avenue and at Church Street/Baltimore Road (see plan details below.
The connectors to the east side neighborhoods will benefit Town Center businesses by increasing their access to these neighborhoods. Residents should also benefit from improved
access to the Town Center. Repeatedly throughout the planning process the physical separation of East Rockville from Town Center was highlighted as a point of concern. The planning team has tried to respond to those comments by identifying opportunities to introduce
new streets that could provide both vehicular and pedestrian connections. None of the
residential neighborhoods adjacent to the Town Center, however, are interested in generating
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additional thru traffic in their neighborhoods. These conflicting attitudes would have to be
resolved through additional discussions with the neighborhoods.
How & When
The eastside connectors will require buy-in from neighborhood residents and considerable
investment by the public sector. Additional study and analysis is required to determine
feasibility and desirability, which may result in the connectors not being constructed due to
high cost, physical constraints or neighborhood concerns. The key steps necessary to accomplish this project are as follows:
•
•
•
•
•
•
•
•
•
•

Conduct meetings with neighborhood residents,
Address resident concerns,
Conduct traffic study,
Determine if connectors are acceptable to residents,
Design road, intersections and sidewalks,
Finalize engineering,
Produce engineer’s cost estimate,
Identify and secure funding sources,
Acquire right-of-way,
Construct improvements.
Connecting the Town Center to the eastside neighborhoods should be a long-term goal (next
10 to 15 years) for the City. The issues of extending Maryland Avenue and parking are more
important concerns and must be handled first. Dealing with the issue of the eastside connectors should come after the City completes Maryland Avenue and it has moved forward on the
provision of parking.
Who & What
The construction of connectors to the eastside neighborhoods will involve a variety of public
entities, including the City of Rockville, Montgomery County, eastside neighborhood groups,
Maryland SHA, Metro and CSX. Funding for these ‘high ticket’ items will likely require a
pooling of resources from the local, state, and federal levels.
Outcomes and Benefits
The primary outcome of the east side connectors will be easier vehicular and pedestrian
traffic between the Town Center and the eastside neighborhoods. The enhanced access will
increase the retail and entertainment desirability of the Town Center by encouraging eastside
residents to easily access the area. In addition, improvements will be made to the circulation
options in the Town Center.
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The construction of each eastside connector is expected to cost between $30 million and $35
million. In part because of the improvement in connectivity, it is anticipated that this investment could encourage private sector investment (as shown on page 48) along the west side of
North Stonestreet Avenue.
Inventory of Recommended Actions (p. 86) and Roles, Responsibilities and Partnerships (p. 87)
9. Construct eastside connector north of Beall Avenue
10. Construct east side connector at Church Street-Baltimore Road
Vinson Street Garage
Parking (p. 60)
The above uses create a demand for nearly 8,000 new parking spaces. Potentially more than
8,500 spaces could be are provided in the following general locations facilities (see map on
page 61):
•

Between new District Courts and City Hall on vacated Vinson Street (approx. 700 garage
spaces).

•

As part of joint development of metro station (approx. 2100 garage spaces)

Parking at the Metro Station
Transit/Metro Station Policies (p. 50)
•

An adequate number of parking spaces to serve the Metro station site should be provided in
connection with redevelopment. The current number of commuter spaces should only be
replaced on a one-for-one basis after redevelopment. Because the station is not intended to
be a commuter destination, the number of commuter spaces provided should not be increased
due to possible neighborhood traffic conditions. Similarly, the number of spaces provided for
office use on the site merits parking reductions due to the proximity of Metro. The number
of spaces to be provided will be determined at the time of redevelopment of the station site
and will take into account these considerations.

Cultural Amenities
Organizing Design Elements Policies (p. 57)
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The Town Center should be a preferred location for cultural institutions and amenities, such
as Rockville Arts Place or a Science Center, that serve the citizens of Rockville as well as
provide tourism opportunities. These facilities should be located on prominent sites in Town
Center.
Undergrounding Utilities
Organizing Design Elements Policies (p. 57)
•

Above-ground utilities, particularly overhead electric lines, should be placed underground
whenever feasible. Further study should be undertaken to determine both the physical and
fiscal (TIF, BID, grants, or other methods) feasibility of undergrounding utilities in Town
Center.

Historic Property Rehabilitation Tax Credit Program
Potential Local, State and Federal Funding Sources (p. 83)
•

Maryland Historic Property Rehabilitation Tax Credit Program – allows for a credit of
Maryland State income taxes equal to 25 percent of certified rehabilitation expenditures for
eligible structures

Historic Resources
Historic Context (p. 21-23)
The origination of Rockville dates back before to the Revolutionary War, making it one of
Maryland’s oldest towns. Early, Rockville was originally distinguished…(p. 21)
By the 1780s what was known as the Montgomery County Court House was named
Williamsburgh and contained homes, a taverns, a court house, and a jail. At the turn of the
century, the Maryland General Assembly renamed the Town Rockville, possibly to reflect its
proximity to Rock Creek. (p. 21)
In 1873, the Metropolitan Branch of the Baltimore & and Ohio Railroad enabled Rockville in
Rockville allowed for country residents to work in Washington, D.C. and vice versa….When
the Town City limits were expanded in 1940…(p. 23)
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APPENDIX
Historic Districts and Sites in Rockville Town Center
Among the many attractions of Town Center are the area’s historic districts and resources.
Preserving these historic districts and resources protects the City’s physical and cultural
heritage and encourages heritage tourism.
HISTORIC DISTRICTS
Rockville’s Historic District Commission (HDC) is responsible for recommending the designation of historic districts within the City. Historic district designation is implemented
through an overlay zone defining specific historic sites and districts that reflect the cultural,
economic, political or architectural history of the City. Historic district designation is an
effective preservation tool to protect period neighborhood character. Within designated
historic districts and designated sites, the Historic District Commission (HDC) has the authority to review changes to the exterior appearance of a structure or site to ensure changes as
compatible with the structure and streetscape. County, state and federal tax incentives are
available to defray the cost of renovations and maintenance for contributing resources within
the historic district.
Rockville’s historic district designation criteria are based on similar standards for properties
eligible to be placed on the National Register of Historic Places, U.S. Department of the
Interior. Potential historic districts are evaluated through the public hearing process for
historical, cultural, architectural and design significance. Archeological sites are also eligible. If the HDC finds that a site meets one or more of the criteria, the level of significance
(local, state, or national) is determined and the condition of the structure and site is evaluated.
Single site historic districts are held to a higher standard than contributing sites in a historic
district that overall exemplify a particular period of history or development. Based on the
City’s Historic District Designation Criteria, the HDC either votes to recommend or not
recommend the site to the Mayor and Council for designation. The final determination of a
site’s legal designation as a historic district is made by the Mayor and Council through the
Sectional Map Amendment process, which also includes a public hearing.
Town Center includes more historic districts and historic resources than any other part of the
City. The original Town Plan of Rockville, which was recorded in 1803, consisted of a grid
pattern of six streets, 19 blocks, and a total of 85 lots. Town Center includes all of the original town, with the exception of four lots on the west side of North Adams Street, between
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Middle and Wood Lanes. Town Center is also the location of significant historic resources
that have been lost. Most notable is Hungerford Tavern which was located near the northwest corner of West Jefferson and South Washington Streets and was the site of some of the
most important events in the history of Montgomery County before, during, and after the
Revolutionary War. The building was demolished in 1913.
A description of each of the historic districts and a list of their contributing resources within
the Town Center Planning Area follow. Numbers in parentheses refer to map locations.
West Montgomery Avenue Historic District
A portion of the West Montgomery Avenue Historic District is located within Town Center.
It is the largest historic district in Rockville and is predominantly comprised of residential
structures that represent a wide range of architectural styles from the 18th to the 21st century.
101 W. Jefferson St., Rockville Christian Church (1)
100 W. Montgomery Ave., Rebecca Veirs House (2)
110 W. Montgomery Ave., Rockville Methodist Church (3)
114 W. Montgomery Ave., Edwin West/Daisy Magruder House (4)
West Jefferson Street, Old Baptist Cemetery (5)
111 W. Jefferson St., Methodist Parsonage (6)
107 W. Jefferson St., Cooke Luckett House (7)
14 S. Adams St., Bessie Lyddane House (8)
12 S. Adams St., Jerkinhead Cottage (9)
10 S. Adams St., Cottage on Quality Hill (10)
39 W. Montgomery Ave., Judge Anderson’s House (11)
5 N. Adams St., Jenkins/ Miller/ McFarland House (12)
9 N. Adams St., Baptist Parsonage (13)
101 N. Adams St., Robb/ Higgins/ Ward House (14)
107 N. Adams St., Grahame House (15)
109 N. Adams St., Darby House (16)
17-21 Wood Lane, Jerusalem Methodist Episcopal Church and parsonage (17)
103 W. Montgomery Ave., Beall-Dawson House and Dr. E. E. Stonestreet’s Office (18)
115 W. Montgomery Ave., Stokes House (19)
117 W. Montgomery Ave., Lowry Villa (20)
104 W. Jefferson St., Prettyman House (21)
103 S. Adams St., Rockville Academy (building only) (22)
South Washington Street Historic District
The South Washington Street Historic District is comprised of eight structures from the late
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19th to the early 20th centuries that now house commercial and institutional uses.
110 S. Washington St., Dr. Linthicum House (23)
108 S. Washington St., Warner House (24)
104 S. Washington St., Anderson House (25)
100 S. Washington St., Porter Ward House (26)
101 S. Washington St., Lamar House (27)
105 S. Washington St., Greene House (28)
107 S. Washington St., Abert House/The Rectory (29)
109 S. Washington St., Christ Episcopal Church (30)
Courthouse Square Historic District
The Courthouse Square Historic District includes institutional buildings from the late 19th
and early 20th centuries. The Allfirst Bank Building (formerly First National Bank and
Farmers Bank) at 4 Courthouse Square is not in the local district but is on the National
Register and is Rockville’s only remaining example of Art Deco.
Courthouse Square, 1891 Red Brick Courthouse (31)
Confederate Soldier at Courthouse Square (32)
27 Courthouse Square, 1931 Grey Courthouse (33)
S. Washington St. and W. Montgomery Ave., Old Post Office (34)
Baltimore and Ohio Railroad Historic District
This district consists of three institutional and commercial properties dating to the 19th century.
520 Veirs Mill Road, St. Mary’s Church and Cemetery (35)
22 Baltimore Rd., Wire Hardware (36)
98 Church St., Baltimore Rd., B&O Railroad Station (37)
Lincoln High School Historic District
The Lincoln High School District is solely composed of the former Lincoln High School
which was built in 1935 and is the oldest remaining high school constructed for black students in Montgomery County. It is also one of the few remaining examples of institutional
architecture from the mid-1930s in the City.
595 N. Stonestreet Avenue, Lincoln High School (38)
Properties Listed on the National Register of Historic Places but NOT in the City of
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Rockville Historic Districts
All of the historic districts in Town Center and listed above (except for the Lincoln High
School Historic District) are also listed on the National Register of Historic Places, although
the boundaries vary slightly in some cases.
Several individual sites in Rockville are listed in the National Register of Historic Places but
are not designated as a local historic district. The HDC reviews these sites to determine
impact and make a recommendation when demolition or exterior alterations are proposed that
might change their historic character. National Register sites are eligible for tax credits.
National Register sites in Town Center that are not in a Rockville Historic District include:
103 South Adams St., the property surrounding Rockville Academy (39)
4 Courthouse Square, Allfirst Bank(formerly First National Bank and Farmers Bank)(40)

HISTORIC RESOURCES
Historic Resources are buildings or other property that have been recognized as possessing
historic, cultural, architectural, artistic or archeological significance, but are not included in
any of the Rockville Historic Districts nor are they listed on the National Register of Historic
Places.
Most of these resources are documented on a Maryland Historical Trust form. They are also
listed and described in the Rockville Historic Buildings Catalog. They are not eligible for tax
credits and proposals for substantial alteration or demolition trigger an evaluation for historic
designation. There are numerous undesignated historic resources within Town Center,
including:
101 Maryland Ave., B.R. Stone (Boundary of Rockville Stone) (41)
111 Maryland Ave., City Hall (42)
101 Fleet St. (43)
103 Fleet St. (44)
105 Fleet St. (45)
107 Fleet St., Robertson House (46)
100 S. Adams St, Rockville Christian Church Parsonage (47)
104 S. Adams St. (48)
106 S. Adams St. (49)
108 S. Adams St.(50)
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110 S. Adams St. (51)
15 W. Montgomery Ave., England’s Cottage (52)
18-20 W. Montgomery Ave., Dawson Store/Burbanks (53)
118 S. Van Buren, Brunett House (54)
Town Clock, East Montgomery Ave. (55)
115 Park Rd., Spates Bungalow (56)
401 Fleet Street, Park Street Elementary School (57)
706 Rockville Pike, Simmons Building (58)
Historic Resources Immediately Outside of Town Center
Many of the historic districts in Town Center overlap some of the City’s oldest neighborhoods such as Haiti/Martin’s Lane, Lincoln Park, Croydon Park, and the West End. Some of
the City’s historic sites are located in these neighborhoods, yet lie just outside the Town
Center Planning Area.
These sites include several properties in the Haiti/Martin’s Lane neighborhood which has
cultural and historic significance as an early African-American neighborhood in Rockville.
Haiti Cemetery, the oldest known burying ground for African-American residents in the City,
and four houses along Martin’s Lane (206, 22, 13, and 11 Martin’s Lane) are located immediately west of the Town Center boundary.
To the east of Town Center are three structures along Lincoln Avenue (302, 305, and 311
Lincoln Avenue) that are good examples of this late 19th century subdivision. Lincoln Park
is one of the oldest African-American communities in the County. This neighborhood continues to have a very strong identity, with long-term residents, including several generations of
some families.
Five structures on Veirs Mill Road (808, 812, 814, 816-818, and 822 Veirs Mill Road) are
known as the Janeta Houses and are typical of the vernacular architecture which characterized late 19th century development in the City. These houses are located at the edge of the
Town Center Planning Area in the East Rockville neighborhood. The earliest subdivision in
East Rockville was Rockville Park which is centered along Baltimore Road and Reading
Avenue and includes several more historic resources.
The Dawson Farm Historic District, which includes two farmhouses dating to 1874 and
1912, is located southeast of Town Center. Dawson Farm is significant both for the architecture of the buildings and its historical association with the Dawsons, a prominent Montgomery County family.
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Finally, the majority of the West Montgomery Avenue Historic District as well as several
significant but undesignated historic resources in the West End neighborhood are located just
west of the Town Center Planning Area.
Recommendations
The purpose of delineating the historic properties in Town Center is to ensure that redevelopment in Town Center is sensitive to the resources in the planning area. The City’s existing
policies, as previously described and contained in other documents, will continue to be
followed. It is likely that changes to existing programs, such as the expansion of Historic
Districts or designations of additional sites, will take place in the future.
APPENDIX
Implementation Guides
•
•
•
•

Locate and support small businesses, including unique retail and restaurants in Town Center
Continued support for cultural amenities, such as Rockville Arts Place and Science Center, in
Town Center
Maintain citizen involvement, to include routine updates
Ensure that adequate public and private open space is provided in new development
Neighborhood Plan Guides

•
•
•
•
•
•

Zoning changes for area east of the tracks to be based on neighborhood plans
Developers should work with the neighborhoods
Protect neighborhoods from further encroachment
Transition buffers areas between Town Center and neighborhoods are important
Do not increase cut-through traffic
Neighborhood should not be overburdened with social and institutional uses
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