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MEMORANDUM
TO: Montgomery County Planning Board
VIA: Glenn Kreger, Acting Chief, Vision Division v»ﬁ

Khalid Afzal, Team Leader, East Transit Corridor Team
Vision Division

FROM: Sandy Tallant, Planner Coordinator (301-495-1329) 4.
East Transit Corridor Team, Vision Division ;T

SUBJECT: Worksession #1 — Wheaton Central Business District (CBD) and Vicinity
Sector Plan: Summary of public testimony, identification of issues, and
detailed discussion and review of overarching issues.

STAFF RECOMMENDATION: Resolve the overarching, area-wide issues for the
Sector Plan as summarized below.

INTRODUCTION

This is the Planning Board's first worksession on the proposed Wheaton CBD and
Vicinity Sector Plan. The Board held a public hearing on the Public Hearing Draft of the
Wheaton CBD and Vicinity Sector Plan on Thursday, July 29, 2010 at 7:30 p.m. in the
MRO Auditorium. Twenty-seven people presented testimony and the hearing record
was left open until the close of business on Friday, August 13, 2010. Following the close
of the record, the State Highway Administration (SHA), Westfield Wheaton Mall, and
Montgomery County Public Schools (MCPS) sent comments, which have been included
in the record. A table summarizing all of the oral and written testimony received during
and after the hearing is provided as Attachment 1. The community can find copies of
the submitted testimony on the Wheaton Sector Plan website at:
www.montgomeryplanning.org/community/wheaton/index.shtm.

This report is designed to get the Board’s input and recommendations on the
overarching issues while the more detailed issues on individual parcels and
neighborhoods will be discussed in later worksessions. The Board members should
bring their copies of the Public Hearing Draft. This report is organized into four parts:

a. A brief summary of the public hearing testimony and comments received since
the public hearing on July 29;
b. A list of all the issues raised by the testimony;
c. A discussion of the general, overarching issues (issues #1-8) and staff
recommendations for the Planning Board's consideration and action; and
d. A schedule of future worksessions to address the more specific issues in the Plan.
Vision Division, 301-495-4555, Fax: 301-495-1304
8787 Georgia Avenue, Silver Spring, Maryland 20910
www.MontgomeryPlanning.org
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A. SUMMARY OF PUBLIC TESTIMONY

A large majority of those who testified or submitted written comments supported the
Plan’s goals of creating a high density, mixed-use Metro center with a variety of building
heights and open spaces in the core; protecting the surrounding single-family residential
communities through appropriate transitions; supporting small businesses and retaining
the ethnic character of Wheaton; and creating a sustainable community through open
spaces, best environmental management practices, and adequate infrastructure to
support and encourage the future growth of Wheaton.

A majority of the stakeholders also agreed with the Plan’s proposed mechanism to achieve
these goals. They agreed that the CR Zone was the right mechanism to provide a balance
of incentives and requirements to encourage more sustainable development, and they
supported the proposed removal of the current Retail Preservation Overlay Zone.

Although most people agreed with the Plan’s recommendation of replacing the current
CBD and other non-residential zones with a variety of CR Zones, some community
members were concerned that CR Zone was not the right zone for properties next to the
existing single-family neighborhoods. Some thought that the proposed CR Zones would
be detrimental to the goal of revitalizing Wheaton and that the CBD Zones should be
retained in the core. The owners of the Westfield Mall asked for an overlay zone on their
property to have greater flexibility in the site plan requirements for that property.

Stakeholders generally supported retention of the Crossways Community site for a
possible elementary school in the future, and a proposed network of pedestrian,
vehicular and bike linkages to provide a variety of mobility choices and encourage
walkability.

A majority agreed with the Plan’s assessment that Wheaton has suffered from a lack of
market demand, especially in Class A office space. However, some were concerned
that there was not enough emphasis in the proposed Plan on creating more jobs in the
Wheaton CBD through office development, in order to promote and transform Wheaton
into a major employment center. Some believed that the Plan’s jobs/housing balance
should be similar to other Metro CBDs like Bethesda and Silver Spring with a much
higher jobs component than is projected in the Draft Plan. Some also asked whether
there was enough Metrorail capacity to serve the needs of a town center that will have
more housing than jobs, and therefore recommended that there should be more jobs in
Wheaton than estimated in the Plan.

Some of the testimony questioned the 30 percent non-auto share mode split assumed
in the Plan for future development and used in the transportation modeling of the
development scenarios. Some thought it was too high while others thought it was too
low.

There was testimony that the Plan did not place enough emphasis on creating a
sustainable community and a “green economy” in Wheaton, and some questioned the
adequacy of existing schools to absorb the additional student population projected in
the Plan.



Some of the other more specific issues concerned the increased height and density
proposed on specific properties; recommendations for retention or deletion of some
smaller street connections; a lack of recommendation for retention of the existing green
buffer on the Wheaton Mall property next to the single-family houses; any possible
elimination of the Wheaton Veterans Park; opposition to some of the proposed street
and bikeway connections and retention of the unbuilt portions of existing paper streets;
and stormwater management (SWM) issues on the Wheaton Mall property. There were
also comments concerning the report’'s organization, graphics, and typographical errors
presented mostly by the Executive Branch, which will be addressed by staff during the
preparation of the Planning Board Draft Plan.

B. ISSUES RAISED BY THE TESTIMONY

Overarching Issues (discussed in detail in this report)

1.  The Plan should promote more office growth in Wheaton. The proposed
jobs/housing balance should be significantly revised to emphasize Wheaton as a

major employment center instead of a bedroom community.

2. The goal of 30 percent non-auto driver mode share seems low compared to Silver
Spring and Bethesda (other Metro-served CBDs in the County).

3. The Plan’s jobs/housing ratio will result in Wheaton residents boarding an already
over-crowded Metro Red Line at peak hours in Wheaton instead of coming to jobs
in Wheaton.

4. Existing school facilities in the area may not be adequate for the projected student
population generated by new development in Wheaton.

5. The proposed CR Zone may be a disincentive to redevelop properties in Wheaton.
6. Existing single-family detached homes within one mile of the Metro station should
be rezoned for townhouses, multifamily units, and accessory units to achieve

revitalization in Wheaton.

7.  The Plan’s vision should include the concept of sustainability. It should include
economic development tools to promote “green businesses” in Wheaton.

8. The Plan should provide more east-west bike connections in Wheaton.



District and Parcel Specific Issues (will be discussed in later worksessions)

9.

10.

11.

12.

13.

.14.
15.
16.
17.

18.

19.
20.

21.

The proposed building height and density on the Wheaton Mall property: the
adjoining community thought it was too high but the County staff thought it was too
restrictive. Also, the adjoining community raised concerns about existing
stormwater management (SWM) issues on the property. Wheaton Mall owners
raised issues regarding the existing LATR approvals and agreement, site plan
review requirement under the proposed CR Zones, the creation of a Wheaton Mall
overlay zone, and related edits to the Draft Plan text.

Retain the existing green buffer along the ring road on the Wheaton Mall property
to reduce the impact of future Mall redevelopment on adjacent residential areas.

Should Parking Lot 13 be specifically designated as the location for a major public
space? Should the proposed public space on Parking Lot 13 be owned by the
Department of Parks?

Should Veirs Mill Road and University Boulevard (west of Veirs Mill Road) be
designated as Priority Retail Streets?

Is the CR zone appropriate for properties in the Kensington View neighborhood,
and on Amherst Avenue near the Wheaton Forest neighborhood, that serve as
transitional areas between commercial and single-family residential uses?

Provide a pedestrian and bikeway only connection with no vehicular access for the
unbuilt portion of Kensington Boulevard between East Avenue and Veirs Mill Road.

Retain the CBD-2 zoning on the Wheaton Crossing Shopping Center properties.
(Draft Plan page 36, Blocks N and O).

Increase the residential and commercial densities on the Weinberg property from
3.5 to 4.0 FAR (proposed CR 4: C 3.5, R 3.5, H 100, pages 35-36, Block L).

Allow Hickerson Drive to be closed permanently to vehicular traffic to achieve a
vibrant retail corridor and pedestrian circulation within the Blueridge District.

Increase the proposed height on the Standard Properties parcel to emphasize
Wheaton's southern gateway and encourage a signature landmark building (page
34, Block A).

Rezone the WTOP site on University Boulevard from the existing R-90 to higher
mixed-use densities.

Should Wheaton have a Transportation Management District (TMD) to encourage
more people to take transit?

The proposed Veirs Mill Road right-of-way would negatively impact the
redevelopment potential of the Lindsay Ford property.



22. Retain the Veterans Park at its current location.

23. Consider preserving the four-acre Montgomery County Art and Design College
(MCAD) property as green space to offset CBD redevelopment.

24. Clarify the purpose of extending Price Avenue to Amherst Avenue through private
properties and the County garage.

25. Road designation should be in conformity with community context.

26. Reevaluate the minimum Sector Plan right-of-way widths including all major
highway segments given their bikeway and Bus Rapid Transit (BRT) potentials.

27. Should the Urban Design Guidelines be in the Sector Plan as they used to be in
the past?

C. STAFF RECOMMENDATIONS—OVERARCHING ISSUES #1-8

Issue 1: The Plan should promote more office growth in Wheaton. The proposed
jobs/housing balance should be significantly revised to emphasize
Wheaton as a major employment center instead of a bedroom community.

Discussion:

The Montgomery County Department of General Services supported the Plan’s
recommendations for high density mixed-use zoning. It stated that the Plan “provides
the framework upon which redevelopment can occur. While Wheaton is not currently an
office market, having sufficient zoning in place sets the stage for such development as
environmental and transportation concerns make smart growth more attractive.”

Other testimony stated that the Plan does not promote Wheaton's potential as an office
and employment cluster, and that it is essential to expand Wheaton's supply of office
space to attract a large employer(s) to enhance Wheaton's daytime economy. Wheaton
should become a business and job center, not a bedroom community. The testimony
stated that the Georgia Avenue corridor (Wheaton and Silver Spring CBDs) on the
eastern leg of the Red Line has a low jobs/housing ratio compared to the 1-270 Corridor,
and it is projected to decline further by 2030 according to the Round 7.2 forecast. This
set of testimony recommended that the proposed jobs/housing ratio be significantly
increased to make Wheaton a bigger employment center than the Plan currently
estimates.

The Planning staff believes that the jobs/housing data shown on page 9 of the Plan
should be revised to show the correct jobs/housing ratios. However, the numbers
should not be revised further for several reasons. First, the Plan’s jobs/housing
numbers are only estimates of what the likely development could be within the proposed
maximum permitted zoning capacity for future development. The estimated number of
jobs is not a proposed maximum, and it is not limited by the Plan'’s land use, zoning or
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other implementation mechanisms. It does not have any real impact on the actual
outcome of the Plan’s land use and zoning recommendations. Wheaton has the
infrastructure to evolve into a successful mixed-use CBD, and the proposed mixed-use
zoning is flexible enough to respond to market demands and may yield a significantly
different number of jobs than projected in the Plan. It does not restrict commercial
development in either the short or long term, and can accommodate a significant
amount of development beyond the estimated plan yield and the high scenario modeled
for transportation purposes.

Even if the Plan’s jobs/housing projections are on the low side, a higher than expected
number of jobs in Wheaton would not invalidate the Plan’s goals and estimated needs
for infrastructure to support such growth. For example, the future school facility needs
are based on the high scenario, not on the projected jobs/housing numbers.

The staff believes that the Plan’s jobs/housing balance is a reasonable estimate. It is
based on a number of factors including the history of development in Wheaton since the
adoption of the 1990 Plan. The opening of the new Metro station was expected to bring
lots of new development including Class A office to Wheaton; this development never
occurred despite the County’s best efforts to revitalize the CBD over the past 20 years.
Constraints on new office development in Wheaton include: lack of an established office
market in Wheaton; a limited supply of appropriately sized properties whose owners are
willing and have the ability to attract Class A office space; and the growing competition
from other locations in the County and the region. The most critical of these constraints-
-lack of an established office market--was also confirmed by a ULI Technical Assistance
Panel and a consultant study, both of which looked at Wheaton’s potential for
redevelopment in the future.

Staff developed two alternative scenarios, primarily for transportation modeling
purposes: a high scenario (approximately 19.5 million square feet), which was an
extremely aggressive estimate with very few constraints, whose main purpose was to
test the limits of the current transportation infrastructure; and a low scenario
(approximately 12.6 million square feet), which was an aggressive outlook on future
economic and development conditions but was constrained by numerous factors such
as the availability of redevelopment sites; likely assemblages of properties into common
ownership; the location, configuration, and maximum size of the potential assemblages,
which may impact whether a particular site is suitable for office or residential
development; general economic conditions for the real estate industry as a whole; and
the amount of development that can be absorbed in the Wheaton CBD in the next 15-20
years based on economic studies for Wheaton.

Staff also identified seventeen sites/assemblages in Wheaton with varying likelihood of
development in the next 15-20 years. Ten of these had a slightly higher possibility of
redevelopment than the rest because they are large parcels in single ownership, some
are vacant, and the owners are currently pursuing redevelopment or have expressed
interest in redeveloping their properties. Together, they could add approximately 4.0
million square feet to the existing 7.3 million square feet for a total maximum of
approximately 11.3 million square feet of development capacity. However, not all of
these properties are suitable for office development.
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One of these properties is the WMATA block (page 33, Block E), which has the best
potential to bring new Class A office tenants to Wheaton and could accommodate up to
one million square feet (about 4,000 jobs), some of which would likely be devoted to bus
bays and other non-office uses. The Draft Plan recommends highest commercial
density and building height for this block, which is also the centerpiece of the County’s
recent initiative to jump start Wheaton'’s revitalization through a public/private
partnership with WMATA and a private development entity.

Three other properties, the Avalon Bay site on Blueridge Avenue, the Safeway site at
Georgia Avenue and Reedie Drive, and the Washington Properties site at Georgia
Avenue and Veirs Mill Road, are being planned for residential development. Some of
the remaining developable properties would require assembling large parcels free of
existing leases, and even then only a few of them would be suitable for office
development due to their size and location constraints. Once these sites are developed,
as office or residential, the Wheaton Mall property will be the only one suitable for Class
A office development. Owners of the Mall have indicated that they have no plans for
new Class A office development in the foreseeable future.

The Draft Plan's estimated jobs/housing ratio of 2.0:1 is lower than the 1990 Plan
(4.2:1) because the Draft Plan’s jobs estimate is slightly lower than the 1990 Plan while
the residential estimate is higher as shown in the revised table below. This difference in
numbers between the 1990 Plan and the Draft Plan reflects the fact that a couple of the
sites estimated for significant office development in the1990 Plan have been developed
as residential, and the remaining developable sites are considered less likely to be
office developments (with lower development capacity as discussed in the analysis of
the ten most likely developable sites resulting in a lower jobs estimate).

The current estimate of 10,200 jobs in Wheaton (which has further declined to
approximately 9,000 jobs since it was first estimated for this analysis in 2008)
demonstrates that the 1990 Plan was overly optimistic about job creation in Wheaton.
As noted above, zoning properties to higher density uses may not necessarily have an
impact on the actual market demand for such uses. Staff believes the Draft Plan’s
estimated jobs/housing is appropriate for Wheaton.

Estimated Development and Jobs/Housing Ratio (revised)

Existing Existing plus | 1990 Plan Total estimated for
(2008 estimate) | Pipeline estimate* the Draft Plan**
Jobs 10,200 10,210 13,490 13,200
Housing | 2,000 2,588 3,165 6,600
J/H Ratio | 5.1:1 3.9:1 4.21 2.0:1

*Reflects about 9.3M total square feet of development
**Reflects about 12.6M total square feet of development (i.e., the low scenario)

Staff Recommendation:
Replace the table on page 9 of the Draft Plan with the revised table.



Issue 2: The goal of 30 percent non-auto driver mode share goal seems low
compared to Silver Spring and Bethesda (other Metro served CBDs in
the County).

Discussion:

Some public testimony indicated support for a non-auto driver mode share (NADMS)
goal greater than the 30 percent proposed in the Draft Plan, while other testimony
questioned the ‘ability of Wheaton to attain a 30 percent figure given its predominant
retail-based employment sector, the lack of a transportation management district, and
the presence of a regional mall.

NADMS is the percentage of employees within the Plan boundary that are estimated
to arrive at work during a typical weekday morning peak period via transit, bike,
walking, as an auto passenger, etc. — anything other than driving a single occupant
automobile. The Transportation section of the Draft Appendix (page 6) contains
discussion related to this issue. The methodology used here is consistent with the

- approach and methodology used in recent plans where there is existing or planned
fixed guideway transit.

NADMS is a critical assumption of the transportation modeling analysis that is both
aspirational and practical. It is aspirational in that this is what we want to achieve in
order to realize our vision. But it has to be realistic, because if the mode share is too
aspirational, the transportation model could understate levels of congestion if the
projected development takes place resulting in a perceived failure of the Plan.

Proposed travel demand mode share targets for employees working in Wheaton are
based on analysis of observed travel behaviors in similar Montgomery County activity
centers. Master Plan recommendations for non auto driver mode share (NADMS) goals
are based on a gradient of NADMS which is highest in the urban down-county planning
areas, and lower farther from the region’s urban core. High NADMS numbers typically
correspond to a diverse set of factors typical of urban areas including parking lot
districts, urban districts and/or transportation management districts.

Wheaton's commuter survey data reveals a low (13 percent) NADMS based in part on
its location near the eastern end of the Metrorail Red Line and the edge of the County's
urban ring communities. However, its Metrorail station, proximity to Silver Spring, and
the plan for BRT service along Veirs Mill Road suggest that a goal of 30 percent is
attainable. One possible constraint for Wheaton is its diverse employment base with a
high percentage of retail jobs and lower office employment relative to other urban
centers such as Bethesda and Silver Spring. Current commuter survey data does not
accurately reflect the travel behavior of retail employees in Wheaton, which could be
influenced by non-peak work hours when transit service may not operate at frequencies
suitable for routine use.

Conversely, transit use by residents in the Plan area for journey-to-work is estimated at
52 percent, nearly three times the Countywide average. As Wheaton becomes a more
vibrant mixed-use center, one objective will be to ensure that transit, bicycling, and
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walking remain viable options for future residents who also choose to work in Wheaton.
With more jobs expected in Wheaton, the transit mode share might be expected to
decrease somewhat but it would be balanced by a higher walk and bike mode share.

A March 2009 WMATA report (Transit Ridership Trends and Markets) estimates the
rail mode share (excluding bus and other non single occupant auto modes) for trips
within 2 mile of the Wheaton Metrorail Station is 22.4 percent. The same report
notes the average annual ridership growth at the Wheaton Station in the period 2002
to 2007 is 8 percent - one of the top ten stations in the entire system in terms of
average annual growth rate in ridership.

The staff believes the goal of 30 percent non-auto driver mode share is the correct
assumption for Wheaton and is attainable over the life of the Plan.

Staff Recommendation:

No change to the proposed Draft Plan.

Issue 3: The Plan’s jobs/housing ratio will result in Wheaton residents boarding
an already over-crowded Metro Red Line at peak hours in Wheaton
instead of coming to jobs in Wheaton.

Discussion:

There have been concerns raised about peak loads in downtown Washington and
WMATA has established a Capital Improvement Program to address this issue.

The long range travel forecasts and WMATA's Station Access and Capacity Study
indicate that there will be sufficient capacity on the Red Line to accommodate the
planned growth. This finding, however, assumes funding is available for rail car
replacement and fleet expansion, as well as the elimination of the turn back at Silver
Spring — a service improvement that requires more train “sets” during peak periods.
While funding the improvements is not necessarily an issue for Wheaton specifically, it
is important for the Metrorail system.

Metrorail trains serving Wheaton run every five minutes in the peak period. Each train
has either six or eight cars and each car holds about 120 passengers (including
standees) comfortably. The current “line capacity” (number of trains times number of
cars times passengers per car) therefore ranges from 8,640 to 11,520 per hour during
peak periods. There is plenty of line capacity on Metrorail to accommodate additional
growth around the Wheaton Station.

Staff Recommendation:

No change to the Draft Plan.



Issue 4: Existing school facilities in the area may not be adequate for the
projected student population generated by new development in
Wheaton.

Discussion:

Although the Plan recommends a new elementary school in the area, if needed, public
testimony suggested that the development estimated in this- Plan would not be
adequately served by the existing middle and high schools in the area.

The MCPS staff has reviewed the student population projections in the Draft Plan and
found that they were incorrect; MCPS has lowered the projected student population
estimates. The revised student population estimates for a low scenario (the Draft Plan's
estimated level of development) and a high scenario (the basis for assessing the
adequacy of infrastructure such as school facilities) are as follows:

Revised Low Revised High scenario
scenario

Elementary school 240 386

students

Middle school students 189 310

High school students 186 300

MCPS general rule is that a new elementary school would be needed if the projected
development would generate at least half the number of students typically housed in a new
elementary school (600 to 700 students). These figures show that the low scenario would
not require a new elementary school site but the high scenario, if fully realized, would
require a new elementary school. Since the Draft Plan has used the high scenario as the
bench mark for determining future school needs in the area, staff recommends retaining the
current elementary school site recommendation and correcting the text on page 58 of the
Draft Plan to reflect the revised student population projections.

The middle schools in the area have capacity to absorb the amount of development
proposed for Wheaton. The yields are not enough to justify a new middle school in the
area. At the high school level, the students have the ability to attend five high schools
belonging to the Downcounty Consortium. Any additional student population can be
absorbed with future high school expansions/modernizations, if needed.

Staff Recommendation:
Change the text on page 58 of the Draft Plan as follows:

The Plan’s proposed residential development weuld could yield up to 620 386
elementary school students, 350 310 middle school students, and 460 300 high school
students. There are no capacity issues for middle and high schools, but an additional
elementary school site may be needed if actual development is higher than the
development estimated envisioned in this Plan is-built.
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Issue 5: The proposed CR Zone may be a disincentive to redevelop properties in
Wheaton.

Discussion:

This testimony assumes that a majority of the future development in Wheaton would
occur under the standard method of development (at least in the foreseeable future).
Properties developed under the proposed CR Zone get only 0.5 FAR under the
standard method while they can get up to 2 FAR under standard method of
development in the CBD-2 Zone (which covers most of the core in the Wheaton CBD).

It is technically correct that the CR Zone allows a maximum of 0.5 FAR while the same
properties can achieve up to 2.0 FAR under the existing CBD-2 Zone under standard
method without a site plan requirement. However, a more detailed analysis of optional
method development under the proposed CR Zone shows that a majority of small
properties can achieve significantly higher FARs under optional method without
incurring significant additional cost primarily due to the fact that many of these
properties are close to Metro and neighborhood services, which entitles them to
automatic incentive FARs of 30 percent and 15 percent respectively. There are other
incentive density options for achieving the proposed FAR without significant additional
costs.

Staff believes that the proposed CR Zone is the right zone for Wheaton’s core which
has a combination of small, medium and larger size parcels and a variety of building
types. It encourages the revitalization of small properties by allowing higher densities on
smaller parcels compared to the existing CBD zones, which require a minimum of
18,000 square feet for optional method development. Currently, the optional method
development option is not available to properties in the Overlay Zone, which covers a
large part of the CBD and prohibits optional method development; the proposed Plan
recommends removal of the overlay zone. The CR Zone also reduces the minimum
parking requirements, which would reduce development costs for smaller properties,
and its incentive density mechanism includes provisions for small retail spaces which
could possibly be occupied by small businesses.

Staff Recommendation:

No change in the Draft Plan.
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Issue 6: Existing single-family detached homes within one mile of the Metro
station should be rezoned for townhouses, multifamily units, and
accessory units to achieve revitalization in Wheaton.

Discussion:

The testimony submitted on this issue said that revitalization of Wheaton can be
expedited by providing incentives for redevelopment of existing single-family homes
adjacent to the core and by recommending townhouses and multi-family zoning within
one mile of the Metro entrance. Small single-family detached homes in the
neighborhoods surrounding the downtown should be allowed to retrofit and expand
enhancing their desirability for future generations. Wheaton’s small lot sizes (roughly
6,000-9,000 square feet) are similar to lots sizes in new urbanist developments such as
King Farm and Kentlands, but support smaller WWII era homes (900-1,800 square feet)
rather than the more spacious units (2,400 square feet) found in these developments. It
also suggests making it legal to convert a basement to an accessory dwelling unit for a
mother-in-law, home office, or returning post college graduate children without the
current special exception process.

Staff does not support this recommendation since increasing density on the edge
instead of the center of the downtown may reduce the incentive to build in the core
resulting in an underdeveloped core. There is considerable capacity within the existing
and proposed zoning framework for adding density to Wheaton's underdeveloped
downtown - albeit on a limited number of properties. Some increase in density has been
applied to multifamily sites on the edge of the downtown to increase density as the
testimony suggests, but this does not extend into the neighborhoods of predominantly
single-family houses.

We do not believe that rezoning existing single-family houses would result in
assemblages and redevelopment into denser residential development any time soon
even if it was a desirable option. Assemblage of single-family detached houses is the
most difficult and unpredictable scenario. At best it is a long term planning goal, not a
revitalization strategy, which is what is needed for Wheaton now. A rezoning
recommendation at this time may also destabilize these established neighborhoods.

The Draft Plan recommends preserving existing stable neighborhoods to create a
diversity of housing options and ownership in Wheaton. Renovation and expansion of
old, smaller houses is permitted under the existing residential zoning and many homes
have been upgraded to meet today’s living needs. Allowing accessory apartments by
right in single-family neighborhoods, instead of requiring a special exception, has
implications beyond the scope of this Sector Plan amendment and should be
considered as part of the comprehensive change to the Zoning Ordinance.

Staff Recommendation:

No change to the Draft Plan.
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Issue 7: The Plan’s vision should include the concept of sustainability. It should
include economic development tools to promote “green businesses” in
Wheaton.

Discussion:

Some of the individuals and environmental groups would like to see more emphasis on
environmental protection and sustainability. They would like the Plan to present a
stronger vision, one based on Wheaton being unique and evolving into a center of
green economy in Montgomery County. They have stressed that Wheaton should be
the first green district in the County that markets and attracts green businesses and
implements “going green.” They asked that urban green features be an integral part of
revitalization because it will increase property values and business profitability.

Staff believes that the Draft Plan emphasizes sustainability and green developments to
the extent that the Plan can influence the sustainability of future development beyond
the applicable regulatory controls. However, the staff will look at the Draft Plan language
and propose modifications in the Planning Board Draft to address these comments.
The County’s Department of Economic Development (DED) is coordinating
implementation of the recommendations from the County Executive’'s Green Economy
Task Force. The March 2010 Task Force report
(http://www.montgomerycountymd.gov/content/ded/pdf/Green Economy Report.pdf)
includes a number of ideas for how the County can foster the growth of green
businesses, including the creation of a ‘green enterprise zone.” DED is currently
exploring this concept, and how it could be integrated with the County’s existing
enterprise zones (one of which is in Wheaton), along with a number of other
mechanisms to promote a green economy in Montgomery County.

Staff Recommendation:

Include modified language in the Planning Board Draft to add emphasis on sustainable
development, green infrastructure and environmental best management practices.

Issue 8: The Plan should provide more east-west bike connections in Wheaton.
Discussion:

The testimony asked for more east-west bike connections. Staff has looked at the
suggested routes and has identified additional bike connections that should be included
in the Draft Plan. We do not support 1) a shared bike path along the proposed Price
Avenue/Ennalls Avenue connection across Georgia Avenue; and 2) an extension of the
proposed SR-20 (Reedie Drive portion) east to University Boulevard. Staff believes that
a bikeway along Price Avenue/Ennalls Avenue connection is not needed, and staff does
not support an extension of the proposed Reedie Drive bikeway to University Boulevard
since it would cross the property owned by Har Tzeon Synagogue. The property owner
does not support this proposal.
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Staff Recommendation:

Modify the proposed Draft Plan (text and graphics, pages 44-45) to include the following
streets as shared roadway bikeways:

a.
b.

C.

Blueridge Avenue (B-15) - From Galt Avenue to Amherst Avenue

Entire mall ring road (B-25) around Wheaton Mall, not just the north and east
portions.

Bike route parallel to University Boulevard on north side (B-8, etc.) — Along
Geiger Avenue to West Avenue to Oak Drive to Hillsdale Drive. Then take the
most expedient route to the best crossing of Veirs Mill Road, ideally at
Kensington Boulevard.

Pritchard Road (B-27, P-33) — from Amherst Avenue to Horde Street — this will
provide a better connection between the park facilities on the eastern edge of the
Sector Plan area and the CBD. ,

Galt Avenue — Extend the bikeway designation southward to University
Boulevard to connect to other routes.

D. SCHEDULE FOR FUTURE WORKSESSIONS

In the next worksession, the Board and staff will discuss the remaining, parcel-specific
issues #9 through #27 listed at the beginning of this report. As indicated in the following
schedule of worksessions, the third worksession will be dedicated to urban design

guidelines.

Worksession #2  October 28, 2010 Neighborhood Specific Issues including site
specific zoning, local transportation issues,
and compatibility with adjacent uses.

Worksession #3  November 18 Continued Neighborhood Specific Issues
and Urban Design.

Worksession #4  December 9 Remaining issues, if needed.
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