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The Plan recommends the RF (Residential Flexible) land use designation for the
Property. But, the land use shouid not be limited to only residential uses. Instead, the Owner
believes that a residential/retail land use designation (such as the RRM) would be more
appropriate, allowing the Property to better serve as a transition from the townhouses to the east
to the office/residential/retail/mixed land use of the planned development to the west of the
Property (see Plan, Figure 5, p. 35).

There is a long history of the Owner working with the City planners and officials to
recognize and implement the most appropriate land use for the Property, to help it reach full
potential. During the preparation of the Rockville Pike Neighborhood Plan (the “Pike Plan”) the
Owner requested that the Property, adjacent to the edge of the Pike planning area, be included in
the Pike Plan by extending the boundaries of that Plan. At that time, the City Staff
recommended against the request, stating in the Agenda Memo that the “most appropriate
mechanism for reconsideration of the land use assigned to this property is already underway - -
the Rockville 2040 process to update the Comprehensive Master Plan”. During the Citizens
Forum and worksession on the Pike Plan (held on June 6, 2016), an individual stated that he
represented the Twinbrook Citizen Association and that “no one wanted” the Property to remain
residential. He stated that the preference was for a non-residential land use such as office or
“modern industrial”.

At the June 6, 2016 worksession, Councilmember Pierzchala stated that he did not
believe the Property should remain zoned R-60 because the Property is “too close to the path”
and it would be too difficult for occupants of a home on the Property to have any privacy. In
addition, Mr. Pierzchala opined that use as a park would be a risky use, because a very small
park at that location would be an inviting location for dangerous activity,. Mayor Newton agreed,
at that time, that the R-60 Zone would not be appropriate, and thought that the neighbors would
like “townhouses”™. During that worksession, Planning Staff agreed that the appropriate land use
for the Property should be decided during the Comprehensive Plan process. Now that the Plan is
well underway, it is finally time to address the future use of the Property.

The Owner is pleased that the Draft Plan recognizes that single-family use is not
appropriate, by recommending the RF (Residential Flexible) land use category. However, given
the proximity to the Metro Station and the Twinbrook Planned Development, there should also
be an opportunity for a limited amount of ground floor retail in a residential redevelopment of
the Property. For this reason, the Owner, requests a mixed-use land use designation for Property
that would allow a varjety of residential uses, including multi-unit residential (just like the
Residential Flexible), but also allow limited retail uses. (The size of the Property is, by itself,
protection against the size of a retail use.) Therefore, the Owner requests a change to the RRM
{(Retail and Residential Mixed} land use category. The RF use allows a mix of row houses,
apartment buildings, and detached houses, but does not allow any retail uses. In contrast, the
RRM mixed-use designation would accommodate a small component of retail to mix uses on the

Property.

A multi-unit, primarily residential building would serve as an appropriately scaled
transition from the townhouses on the east (Cambridge Walk I and II, currently zoned RMD-10)
and the single-family properties further to the east. RRM would also serve as a transition to the
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As an example of this problem, consider property recommended for “Office.” With a
designation as “Office,” does that mean that only office structures and uses may be developed on
the property? The textual description read very narrowly. While ground floor retail is
specifically mentioned, residential and all other uses “are allowed only with Special Exception.”
Could one build a stand alone hotel, or include a hotel as part of a mixed use project with this
designation? To incorporate a hotel, in the project, or have a medical or food services in the
building, would a special exception be required? Would including a hotel or a biotech dry lab
require amendment to the Draft Plan? If so, attracting those uses to create a mixed usc
environment, may be problematic at best.

The term “office” is very limited because it is single, specific use itself, rather than a
category of uses. The term “residential,” for example, covers a variety of types of residences.
The terms “non-residential,” or “commercial” can cover a range of uses including “office,”
because they are more generic, umbrella categories, sheltering a wide variety of individual uses.

If the land use designation of “Office” is coupled with a mixed use zone (like the MXTD,
MXCD, or MXE) as may be mapped on a property today, the single use “Office”
recommendation may be less limiting, and therefore more acceptable. More flexibility may be
able to be given through the specific zone than through the land use recommendation. Flexibility
is essential to allow properties to adjust to changing times and market forces.

Slavish adherence to the land use recommendation, even in the face of broader uses
allowed by the zone, could severely limited an owner’s options, and could prevent approval of
desirable projects. This conflict between the use recommendations and the allowable uses in the
actual mapped zone can become a point of contention in any application, and could derail
creativity and evolution of an area that secks to progress beyond the reach of the Draft Plan’s
crystal ball.

This disconnect between the land use recommendation of the Draft Plan, and the eventual
zoning mechanism by which to build, is one reason why land use designations that encompass
multiple uses and/or “mixed use” are preferred—so as to assure flexibility to choose from a
variety of uses that can respond to the market demand over time as those demands change.
Uncertainty about the second step in the continuum of regulation—the zoning classification—
makes an opinion about the land use designation more difficult, thus encouraging a reserved
comment of: “yes maybe, but ...”

The Draft Plan also does not indicate whether the intention is to utilize the existing
zoning classifications that are mapped on the properties today, or whether new zoning
classifications will be invented to implement this new Draft Plan. The potential for having to
address new zoning classifications in conjunction with the implementation of this Draft Plan, can
give one pause.
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Development Area 4.

The area between Wootton Parkway and Cabin John Creek (the northern portion of the
Development Area 4 on Exhibit 1) is currently approved for a full-service hotel, large scale
health club, and hotel residences. Unfortunately, this combination of uses is not being embraced
by the marketplace.

Tower-Dawson intends to seek approval to locate more viable, compatible, and
complementary uses for the Tower Oaks CPD in Development Area 4, and uses for which there
is more demand in the marketplace. The Draft Plan recommendation of ORRM for Development
Area 4 provides a new flexibility to allow the property to introduce a wider range of uses through
the CPD, to allow these developments to evolve in a changing market environment.

Development Area 3,

The ORRM designation for Development Area 3 on Exhibit 1 is an appropriate land use
designation to support the existing CPD approval.

Development Area 1.

Development Area 1, on Exhibit 1, the narrow portion of Tower Oaks located along the
east side of I-270 and west of New Mark Commons, is recommended for the RF (Residential
Flexible) land use. The Residential Flexible is appropriate going forward. The Concept Plan
approval designates that parcel for an extended stay hotel, expected to occur in a residential-
looking format. However, such hotels are very challenging in today’s economic climate. So the
RF presents a positive direction. Certainly, the current PD-TO zoning authorizes the extended
stay hotel use. But, being more expansive and flexible in allowing other uses provides good
opportunities.

Policies and Actions.

There are a number of other Policies and Actions in the Draft Plan for which Tower-
Dawson wishes to note support. Many of these Policies or Actions will be beneficial in utilizing
the flexibility of the land use recommendations to create opportunities to complete the Tower
Oaks CPD in the context of the current evolving nature of the market.

Tower-Dawson supports Policy 6 on page 27, urging the City to plan for, and thereby be
receptive to, land use changes from commercial to residential uses. As occurred with the EYA
development within Tower Oaks, the addition of residential to office parks to create a more
mixed-use environment, has been shown to have a beneficial effect in supporting and promoting
the nonresidential uses as well.

Tower-Dawson supports the Draft Plan language under Action 23.2 on page 50, which

states that a goal of the Plan is to “simplify and shorten the process for amending an approved
Planned Development.” Currently the project plan amendment process required is cumbersome,
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time consuming, and expensive. In order to take advantage of more flexible land use
designations, a simplified methodology for making amendments to existing project plans is
needed. Goal 9, on that same page 50, recognizes that some planned developments, such as
Tower Oaks, envisioned from the outset the much longer build out that has, in fact, occurred (in
contrast single-use, residential Planned Developments, most of which are “completed”). The
ability for long term planned developments to evolve is inextricably tied to the process by which
that evolution can occur. Tower-Dawson would welcome changes to the current amendment
process that would make that process simpler, faster, and less costly.

The need, and likelihood, for extended implementation of large-scale comprehensive
planned developments is acknowledged through language on page 50 that supports the PD
Zones.

On page 43, the Draft Plan recognizes that “office uses in more isolated locations are
allowed to convert to other uses including... [the] remaining sites in Tower Oaks.” Action 16.6
on that page suggests continuing to allow conversion of office uses to other land uses in areas
that do not have superior access to transit systems. While Tower Oaks certainly has excellent
access to the highway network, transit options are more limited and subject to creating sufficient
demand to support a transit presence.

Policy 26, on page 53 (to study the current minimum parking requirements), and Action
16.2, on page 43 (to reduce the minimum parking for office uses to promote economic
development), are related and important elements for making the ORRM use effective, While
office buildings at Tower Oaks have provided the full parking required by the Code, large
portions of that parking go unused each day. This suggests that even in suburban sites, a
reduction in auto usage is occurring. The substantial costs for creating that parking, especially
for structured parking, contribute to higher rents needed and thus slower absorption and
consequent slower development. Reducing the minimum parking requirements, in addition to
having a cost benefit, can also reduce the land areas that must otherwise be devoted to parking.

Tower-Dawson supports the Goal of the Draft Plan to provide more housing to meet
projected needs in the City, particularly for older demographics, which represent a growing
percentage of the population in the City. As the Draft Plan states on page 190:

“One example of a demographic trend is the increase in one-person households living in
Rockville, from 24 percent in 2000 to nearly 30 percent in 2014.”

Policy 2, also on page 190, seeks to promote diversity in the supply of housing to meet
market demand. This policy references recent projects in planned developments, such as EYA at
Tower Oaks, that have delivered a mix of multifamily, attached, and detached units. This
opportunity to provide diversity in housing can occur through a larger scale, collective approach
among multiple projects and sites. This is an appropriate way to develop a mix of types over a
broader area, rather than seeking a mix of types in any one particular project, or in every project.
Projects should be analyzed collectively to provide the diversity and variety of housing that the
market demands, without needing to occur on every property. In effect, the uniformity of variety
should occur in the aggregate, rather than through set variety made uniform in every location.
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Tower-Dawson supports the Action recommended in Section 3.1, page 193 of the Draft
Plan, to “Allow new housing in locations where amenities and infrastructure already exist, and
that are compatible with the existing neighborhood.” Allowing housing to be introduced into
arcas of the City where it may not have been envisioned previously, which have existing
infrastructure, is an effective and appropriate way to meet the anticipated growing demand for
housing.

Implementation.

While supporting many of the concepts and recommendations of the Draft Plan, there are
some cautionary notes.

First, the existing Tower-Dawson office buildings at Tower Oaks are recommended for
“Office” use. While seemingly logical, this is also limiting. The “Office” description on page
19 of the Draft Plan, notes that while ground floor retail is included, all other uses “are allowed
only with Special Exception.” This last clause can have a chilling effect on tenant uses within
office buildings, or similarly deter other complementary business uses. Especially without a
clear understanding of the zones to be applied to implement these land use recommendations, a
severe restriction in the description of the land use term itself can undermine success.

This first unknown leads to the second area of concern—how will zoning be applied to
implement the land uses. (This is less of an issue with Tower Oaks, because of the remaining
integrity of the PD-TO (Tower Oaks) Zone. But this can be a concern in other properties, or
even with the use of equivalent zones listed in Section 25.14.27.b.)

Planned Development (“PD”) Zones. While the Draft Plan speaks of land use, it cannot
be totally separated from the zones. This is rather simple for the planned developments. The
zoning clearly retains the PD zones that reflect the approved Comprehensive Planned
Development projects. The new land use recommendations should be used to provide suggested
direction for the “equivalent zones™ as called for in Section 25.14.27.b of the Zoning Ordinance
for the PD zones. The PD Zones, and the CPDs they reflect, were carefully crafted to create a
unified project environment that looked comprehensively at its own elements, while also being
compatible with, and integrated into, its surrounding context,

At the same time, the Draft Plan and the City’s development process should allow
voluntary evolution of these Planned Development projects. Their unbuilt sites should be
encouraged to evolve to meet the market of the present, without surrendering the original. The
land use recommendations in the Draft Plan should be additive to the PD Zones, allowing more
flexibility, not less. To this end, as mentioned above, Policy 6 on page 27, Goal 5 on page 43,
Action 16.6 on page 43, Goal 9 on page 50, and Policy 26 and Action 16.2 on page 53, are
particularly noted for support.
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EXHIBIT “1”

[Development Area Diagram]
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[Excerpt of Land Use Map]
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Testimony on the Draft Comprehensive Plan for Planning Commission Public Hearing

The Twinbrook Community Association thanks you for this opportunity to provide initial feedback to the
Planning Commission on the Draft Master Comprehensive Plan for the City of Rockville. This is another
positive step forward in a long-range plan to develop our beloved City, and we are grateful for this opportunity
to provide feedback. We will continue to testify and submit comments as appropriate as this process moves
along.

I.  Land Use, Housing, and Economic Development

We applaud the inclusion of the Twinbrook Metro Station area and the Veirs Mill Corridor in the Land Use
Policy map, to ensure that Twinbrook residents have access to flexible zoning arrangements that allow for
growth and housing options.

We also encourage the development of policy that allows access to the development of ADUs within the
Twinbrook neighborhood if a homeowner desires one. ADUs, short term rentals, and diverse housing options
will ensure that our children and our children's’ children can live in the City that we love.

The area around the Twinbrook Metro is an important one to our community. It connects us to the retail and
services provided along Rockville Pike. We applaud transit oriented development that can connect the
residential side of the tracks to the Pike in a meaningful way, including a pedestrian/bike crossing. This will
also fulfill our shared goal of a truly walkable City.

II.  Transportation

Transportation is a vital issue to Twinbrook. We have a Metro station, a multitude of highly utilized bus lines
that run through the center of our neighborhood, and major roads such as Veirs Mill and Rockville Pike. To the
north, we are bounded by the Major Collector of Baltimore Road. Veirs Mill bisects our community under the
purview of the SHA as a Major Arterial, and we are bounded to the south by another Major Arterial, Rockville
Pike. We are bounded to the east by the Minor Arterial of Twinbrook Parkway, and to the west by the Major
Arterial of First Street. Many of our interior streets such as Edmonston and Ardennes are noted as Major and
Minor collectors.

We agree that creative solutions should be sought to address the capacity issues of our major arterials. Too
often, Veirs Mill, Twinbrook Parkway, and Rockville Pike are backed up considerably simply due to capacity.



&,
We also support the City codifying support for our public transit services, as many of our residents depend on
them to get to work and around the City and County.

We strongly support the improvement of bus routes, stops, and shelters in Twinbrook. Many of the Ride On
stops do not have a shelter, and some are not accessible to individuals with disabilities, This should be
addressed. We also have a lack of bus routes within the interior of our community, and zero MetroBus routes
that service Twinbrook Metro Station. We also only have two routes that service our neighborhood - the 44 and
45 Ride On routes. This should be increased.

We look forward to the possibilities that the BRT wiil bring for innovation, economic development, and easing
traffic congestion. We strongly support a BRT hub at Atlantic Avenue. However, we need to invest as much
resources into the Twinbrook Metro station as are planned at the Rockville Metro station. An esthetic redesign,
incorporating local artists and native plants, should be encouraged.

III. Recreation and Parks

We are lucky to have access to our namesake brooks, parks, and recreation centers. TCRC is much beloved by
many. We however would encourage an investment in the Rockcrest Community Center, to have it serve as a
similar location for community meetings, programs, and sports.

IV. Community Facilities

Twinbrook spans two MCPS clusters: Richard Montgomery HS to the south of Veirs Mill, and Rockville HS to
the north of Veirs Mill. Two MCPS schools reside in Twinbrook: Twinbrook ES and Meadow Hall ES. We
encourage investment in the infrastructure needs of both schools, with the goal to bring both schools into a
“green” rating across the board.

V. Historic Preservation

Preserving history in Rockville should mean more than simply keeping the lock of a neighborhood as it was in a
bygone era, It should also include acknowledging and preserving the historic nature of a given community,
using signs and other means to convey a story from history.

Twinbrook has a rich history, and the founding of Twin-Brook along with the naming of streets within the
development to honor World War II battles and important individuals is well worth acknowledging. We urge
the inclusion of signage in Twinbrook and throughout the City to mark the history of a given community or
neighborhood.
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From: Monica Saavoss <

Sent: Wednesday, June 5, 2019 11:24 AM

To: Planning Commission <Planning.Commission@rockvillemd.gov>
Subject: Master Plan Comment

Dear Planning Commissioners,

| was very happy to see the inclusion of the goal to "Undertake a study of minimum parking regulations and
recommended changes to the Zoning Ordinance to promote access via modes other than private automobiles and
reduce the financial and site development burden" in the Master Plan.

However, given what the Planning Commission already understands about parking, | think a study in unnecessary, and
it is not clear what the goal of such a study would be. A study may find, for example, that if parking requirements were
eliminated and parking was free, then more people would want to park at certain peak times than the available spaces
allow. However, this does not mean that any inefficiency is occurring due to significant costs of parking requirements
that you highlighted.

Instead of recommending a study, | suggest that you just directly recommend that parking requirements be eliminated
or greatly reduced (with the exception of handicap spots). You could also recommend alternatives such as mandating
that businesses subsidize their employee's public transportation.

If you do include a recommendation for a study, | ask that you specify exactly what the purpose of the study is to avoid
interpretation of "a study to find the number of spaces that satisfies the demand for free parking at peak hours".
Instead, consider "Conduct a study where the sole focus is to examine the potential effects of spill-over parking and
ways to alleviate them."

Thank you so much for your hard work on this important plan.

Sincerely,

Monica Saavoss

408 Mclane Court
Rockville, MD
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Rockville 2040 Public Testimony

The Planning Commission needs your input!

You may provide testimony to the Planning Commission on the draft Rockville Comprehensive Plan
through this online form, in addition to any email or physical mail testimony you submit directly to the
Planning Commission. Submitting written testimony does not limit your right to also provide oral
testimony during the Planning Commission's public hearing, held over three days on May 15, May 22,
and June 4, 2019.

All submitted testimony is considered an item of public record and will be included in the Planning

Commission testimony report for the draft Comprehensive Plan.

Which Plan element(s) is your testimony about?
[X] Land Use and Urban Design []
[] Transportation []
[1 Recreation and Parks []
[1 Community Facilities []
[1 Environment ' [
[1 Water Resources
Name (required):”

Phillip Staub

Address of Residence (recommended):

206 Upton St
Email Address {recommended):

Economic Development
Housing

Historic Preservation
Municipal Growth
Other

By including your Address of Residence or Business and/or Email Address, you are expressing your
willingness for staff to contact you for clarification or for legal notifications related to the Comprehensive
Plan.Staff will not use your address or email for any other advertisement or notification lists.

Please type your festimony in the field helow:*

As a residentofWest End, | strongly support
policies 8 & 18, for a vibrantransit-oriented town center. Increased
density will welcome more people into this lifestyle, build the community and
help businesses. | believe the town center should also be
pedestian-oriented: increase sidewalk depth, close roads during busy
periods, increase pedestian signage and safety. When tuming the Meto
stafion into a ransit center, also provide easy and safe means to getto
work and play in Rockville: e.g. bike/scooterlanes and a pedestrian-only
bridge and walkway [eading to the town center.

* indicates required fields.

View any uploaded files by signing in and then proceeding to the link below:
http://www.rockvillemd.gov/Admin/FormHistory.aspx?SID=11




The following form was submitted via your website: Rockville 2040 Public Testimony
Rockville 2040 image:

Which Plan element(s) is your testimony about?: Land Use and Urban Design

Name (required):: Phillip Staub

Address of Residence {recommended):: 206 Upton St

Email Address {recommended):: "o syl oo

Please type your testimony in the field below:: As a resident of West End, | strongly support policies 8 &
18, for a vibrant transit-oriented town center. Increased density will welcome more people into this
lifestyle, build the community and help businesses. | believe the town center should also be pedestrian-
oriented: increase sidewalk depth, close roads during busy periods, increase pedestrian signage and
safety. When turning the Metro station into a transit center, also provide easy and safe means to get to
work and play in Rockville: e.g. bike/scooter lanes and a pedestrian-only bridge and walkway leading to
the town center.

Additional Information:

Form submitted on: 6/11/2019 10:02:27 PM

Submitted from [P Address: 173.79.20.165

Referrer Page: No Referrer - Direct Link

Form Address: http://www.rockvillemd.gov/Forms.aspx?FID=64
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Cznthia Kebba

From: Animal Exchange <animalexchange@verizon.net>
Sent: Wednesday, June 12, 2019 9:24 AM

To: Planning Commission

Subject: 20-40 plan

The city has invested much effort in preparing the plan which does in general reflect my feelings on development in East
Rockville, however some clarification is needed on one area. The RA zone, designed to encourage density in areas easily
accessible to Metro, has an incursion into East Rockville existing housing along Reading, Highland and Croyden. included
in this on page 24 is a reference to apartments which were never mentioned in our discussion of duplexes, etc. An
apartment building on the highest point in East Rockville seems inappropriate at best.

Please eliminate the option of apartments in this area and limit the RA designation to a narrow band, perhaps 2 lots
deep along South Stonestreet consistent with the narrow band proposed along Park Road.

Thank you for your consideration,

Ruth Hanessian

Ruth Hanessian
301-674-RUTH
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C!nthia Kebba

From: Monica Saavoss <m.saavoss@gmail.com>
Sent: Wednesday, June 12, 2019 3:50 PM

To: Planning Commission

Subject: Master plan comment

Dear Planning Commissioners,

I was very pleased to see goal 4, policy 7 under the Environment chapter about promoting a healthy and sustainable
food system for all residents. | ask that you also include "promoting plant-based foods" as part of that goal. Choosing
plant-based foods is beneficial to our health and to the environment. Plant based foods require less water, fuel, and land
1o produce compared to animal products, and they result in fewer pollutants. Plant-based diets are also promoted by
organizations such as American Heart Association as proving a myriad of health benefits. Finally, eating more plant-
based foods will result in fewer animals suffering on factory farms. Plant-based foods are an important part of a healthy,
sustainable, and community-oriented food system.

Thank you so much for your important work on this plan.

Sincerely,
Monica Saavoss

408 Mclane Court
Rockville, MD
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