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MEMORANDUM
TO: Montgomery County Planning Board
VIA: Glenn Kreger, Acting Chief, Vision Division g’&f/

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

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

SUBJECT: Worksession #3 — Wheaton Central Business District (CBD) and Vicinity
Sector Plan: Continued Neighborhood Specific Issues and Urban Design.

STAFF RECOMMENDATION: Resolve district and parcel specific land use, zoning
and design issues for the Sector Plan as summarized
below.

INTRODUCTION

This is the Planning Board'’s third 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. On October 7, 2010, the Planning Board held its first worksession
which covered overarching issues. The Planning Board worksession #2 held on October
28 covered district and parcel specific issues. 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 a continuation of the discussion on the Plan’s districts and individual
parcels from worksession #2. The Board members should bring their copies of the
Public Hearing Draft. This report is organized into two parts:

= A discussion of the issues and staff recommendations for the Planning Board’s
consideration and action; and

= A schedule of future worksessions to address additional issues in the Plan not
covered in worksession #3.

Vision Division, 301-495-4555, Fax: 301-495-1304
8787 Georgia Avenue, Silver Spring, Maryland 20910
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WORKSESSION #3 ISSUES

District and Parcel Specific Issues

Core and Price Districts

Issue 12:  Should Veirs Mill Road and University Boulevard (west of Veirs Mill
Road) be designated as Priority Retail Streets?

Discussion:

Map 7 on page 18 of the Draft Plan identifies Priority Retail Streets. Testimony from the
Montgomery County Department of General Services suggests that the Draft Plan
should extend priority retail streets designation to Veirs Mill Road from Georgia Avenue
to just northwest of University Boulevard, and along University Boulevard to just west of
Veirs Mill Road. The testimony states that, “All of these roads are well within walking
distance of the Metro, the Veirs Mill/University intersection will be an important gateway,
further underscoring the need to include Veirs Mill Road as a priority retail street.”

Under the general requirements of the CR Zone, developments located on a street
identified as a priority retail street in the Sector Plan must be developed in a manner
that is consistent with the recommendations and objectives of the Sector Plan and
address any applicable design guidelines.

Of the three major State highways in Wheaton, Veirs Mill Road is the least pedestrian-
oriented of the three due to the auto-dominant land uses that flank it. The block
between Georgia Avenue and University Boulevard is dominated by the Westfield
Wheaton Mall on one side, and the WMATA bus terminal on the other. Veirs Mill is also
planned to be a Bus Rapid Transit route connecting Wheaton to Rockville, which may
preclude curb side parking and thus make the streetscape less conclusive to
pedestrian-oriented retail. This stretch of Veirs Mill Road is not considered a prime
location for retail uses that depend on pedestrian activity. Although the Plan
recommends improvements such as lower speeds, enhanced medians, and street trees
to encourage pedestrian activity (pages 40-41 of the Plan), Veirs Mill Road will likely
retain much of the character of a major vehicular roadway.

University Boulevard west of Veirs Mill Road also has an auto-oriented character due to
surrounding land uses, and will likely retain much of this character despite
recommended improvements to convert it into a boulevard.

Staff does not recommend designating Veirs Mill Road and University Boulevard (west
of Veirs Mill Road) as Priority Retail Streets. There is no strong economic reason to
encourage retail uses in these locations; the market should dictate the uses in the
ground floor of development along these sections of roadways. The lack of retail priority
streets designation does not preclude retail uses from locating on the ground floor of
any development along these roads.



Staff Recommendation:

No change to the Draft Plan.

Issue 13: Retain Veterans Park at its current location.
Discussion:

The 0.7-acre Wheaton Veterans Park is the only existing park within the Sector Plan
boundary. The park is located on the edge of the Price District one block east of the
Wheaton Metro Station on a steeply sloped parcel. It was completed in the early 1990’s
to serve the surrounding area and provide a site for Veterans and Memorial Day
celebrations. Although the park provides a transition to the single-family detached
Wheaton Forest neighborhood to the east, it is under-utilized and is in need of repair.

The Draft Plan on page 23 recommends a park in the Plan area to replace the existing
Veterans Park if the current Veterans Park is used for development purposes. On page
58, the Plan recommends that if the Wheaton Veterans Park is not redeveloped per the
County’s public/private revitalization initiative, it should be renovated to be more visible
and inviting from the surrounding streets. If redeveloped, the veterans memorial function
of the park should be moved to a more central open space. Any relocation of the
Veterans memorial should be closely coordinated with veterans groups.

The testimony submitted on this issue opposes any plans to develop or relocate
Wheaton Veterans Park and supports the enhancement and better use of the park.

Veterans Park provides a green buffer between the CBD and the adjoining single-family
detached neighborhood. Staff believes that options should be left open for an improved
open space at this location through the County’s revitalization program or replacement
of the veterans memorial elsewhere in the Plan area.

Staff Recommendation:

No change to the Plan.

Issue 14:  Increase the proposed height on the Standard Properties parcel to
emphasize Wheaton’s southern gateway and encourage a signature
building (page 34, Lot A).

Discussion:

The 2.0-acre Standard Properties parcel is located at the southeast corner of Georgia
Avenue and Prichard Road. This site is currently zoned C-2 with a maximum building
height of 42 feet and recommended in the Draft Plan for a maximum FAR of 4.0 and
100-foot building height. The property owner requests 5.0 FAR and 150 feet maximum
building height to provide a signature development on their site to complement the
“landmark building” envisioned across the street at the WMATA triangle site.
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The Draft Plan places the greatest densities and building heights in the core. The tallest
development (up to 250 feet high) is recommended on the WMATA triangle site at the
convergence of Veirs Mill Road and Georgia Avenue to encourage an iconic building at
the southern gateway to Wheaton. Taller buildings are also allowed at the two other
important nodes in Wheaton: the intersections of University Boulevard/Georgia Avenue,
and University Boulevard/Veirs Mill Road, which serve as the northeast and northwest
gateways to the downtown. The heights and densities decrease closer to the single-
family residential communities surrounding Wheaton's commercial areas.

Staff has no objection to the proposed increase in the property’s maximum density to
5.0 FAR and an increase in the maximum height from 100 feet to 150 feet, transitioning
down to 45 feet along Amherst Avenue.

Staff Recommendation:

Increase the density of the site from 4.0 FAR to 5.0 FAR and the maximum building
height to 150 feet along Georgia Avenue, transitioning down to a maximum height of 45
feet adjacent to the low-rise residential development along Amherst Avenue. This
zoning approach would be similar to the block directly north of the site (Block J). The
new proposed zoning is CR 5: C 4.5, R 4.5, H 150 feet.

in order to maintain consistent zoning and maximum building height along the east side
of Georgia Avenue, staff recommends increasing the density and height of the portion of
Block J (the Archstone at Wheaton Station building) from a maximum 4.0 FAR and 100-
foot building height proposed in the Plan to an FAR of 5.0 with a maximum height of 150
feet should this site ever redevelop. The new proposed zoning is CR 5: C 4.5, R 4.5,
and H 150 feet.

Surrounding Neighborhoods

Issue 15: Rezone the WTOP site on University Boulevard from the existing R-
90 to higher mixed-use densities.

Discussion:

The County Executive has requested rezoning the 12.3-acre WTOP site to a higher
density. Figure 3 and text (Block Q) on page 36 of the Draft Plan retain the existing R-
90 zoning on the site, which includes the WTOP transmitter facility at 2015 University
Boulevard West and a 1.4-acre parcel of land with a designated historic building and
historic setting. The existing facility was commissioned in 1939, and consists of a
concrete and block building and three radio towers. The transmission facility is licensed
by the Federal Communications Commission (FCC) to operate a 50,000 watt directional
signal at AM 1500, and serve as an auxiliary transmission site for FM 103.5.

The transmitter building is currently under consideration for federal grant money for
Homeland Security purposes to serve as a broadcast center for the Washington D.C.
area in times of disaster or national need. Emergency studios are currently under
construction, and the facility will be able to operate independently from the electric grid
for as long as 60 days.



During the Draft Plan development process, the property owners asked that the site not
be upzoned since they intend to retain the current use on the site, and that any
upzoning would raise their property taxes. Staff recommends retaining the current
recommendation.

Staff Recommendation:

No change to the Plan.

Issue 17:  Consider preserving the four-acre Montgomery College Art and
Design School (MCAD) property on Georgia Avenue south of the
Sector Plan area as green space to offset CBD redevelopment.

Discussion:

The Draft Plan recommends providing an interconnected system of parks, trails, and
public open spaces where people can gather, enjoy the outdoors, and conduct
business. The Plan also recommends renovating Wheaton Veterans Park, providing a
central, civic urban park in the Core, and improving connectivity to regional parks and
trails such as Wheaton Regional Park and Sligo Stream Valley Park.

The MCAD property is not within in the Sector Plan boundary and will not be within
walking distance to new residents and workers anticipated in downtown Wheaton by the
Draft Plan. Any proposals for preserving the MCAD property as public parkland should
be handled through other processes.

Staff Recommendation:

No change to the Plan.

Kensington View/Wheaton Hills District

Issue 20: 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.

Discussion:

Testimony by residents from Kensington View requested that Kensington Boulevard be
developed as a pedestrian and bicycle through-way only. The community strongly
believes that the right-of-way (ROW) should not be opened to vehicular traffic simply to
enhance the development potential of the southern Lindsay Ford property (lots 9-13) on
the east side of East Avenue.



Chris Lindsay, owner of Lindsay Ford (the adjoining property owner), does not support a
Kensington Boulevard connection from Veirs Mill Road to the existing Kensington
Boulevard. He suggests a pedestrian/bike connection in the Kensington Boulevard
paper ROW at this location if topographical conditions allow. Mr. Lindsay would like to
see the road connection abandoned so that the right-of-way parcel could become a part
of a future redevelopment of his property. He believes that the planned road connection
cannot be made without negatively affecting the redevelopment potential of his property,
in part due to the change in elevation and the 1990 Plan’s recommendation to take
additional ROW from the Lindsay property.

The 1990 Sector Plan for the Wheaton CBD and Vicinity includes a recommendation to
connect Kensington Boulevard with Veirs Mill Road (see Figure 1 below).

Figure 1: Map for the 1990 Wheaton Sector Plan
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The June 2010 Public Hearing Draft Plan (Map 16) retains this Proposed Draft Plan
recommendation for a primary street designation (P-8) as shown in Figure 2 below:

Figure 2

A 2010 aerial of the existing condition showing the proposed Master Planned
connection, an existing stairway on private property used by pedestrians to negotiate
the change in elevation, and the adjacent outlot is shown in Figure 3.



View of Kensington Boulevard ROW showing existing private stair and grade change to
Veirs Mill Road. Photo is looking east from East Avenue to Veirs Mill Road. Photo by
M-NCPPC, August 2009.
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There are numerous challenges related to the planned connection including:

» There is about a 25-foot drop in elevation from Veirs Mill Road to the planned
connection with East Avenue — a distance of about 240 feet.

= There is an adjacent outlot (Outlot A above) that would likely have no access if
the connection was constructed (due to the necessary construction of retaining
walls).

* The 1990 Plan envisions the connection being made by: (1) taking any required
additional area needed for the connection from the Lindsay property on the east
side of East Avenue in order to lessen any potential impacts to the residential
area west of East Avenue; and (2) terminating Kensington Boulevard in a cul-de-
sac east of East Avenue to prohibit cut-through traffic. (See Figure 1.)

In April 2008, Lindsay Ford property owners submitted a request to the County for
abandonment of the unbuilt portion of Kensington Boulevard between East Avenue and
Veirs Mill Road. The abandonment case was heard by the Planning Board in August
2008 and the Planning Board recommended denial of the request citing the inclusion of
the roadway in the existing Sector Plan, the ongoing Sector Plan process and concern
about access to Outlot A. A public hearing officer heard the case in July 2009 and also
recommended denial of the request. The County Council has deferred decision on the
abandonment until completion of the current sector plan process. Staff believe that the
right-of-way should be retained.

Staff Recommendation:

Retain the paper ROW for the Kensington Boulevard connection to Veirs Mill Road until
otherwise determined through the development review process for a future project on
the Lindsay Ford properties.

Staff further recommends including language in the Draft Plan that recommends that the
Kensington Boulevard ROW connecting East Avenue to Veirs Mill Road be retained as
a pedestrian/bike connection. If the roadway is constructed, its design should limit the
impact upon the adjacent residential properties. The needed ROW should come from
the larger block on the east side of East Avenue.

Issue 25: The proposed Veirs Mill Road right-of-way would negatively impact
the redevelopment potential of the Lindsay Ford properties.

Discussion:

The proposed Draft Plan recommends a 120-foot right-of-way for Veirs Mill Road. The
1989 Kensington-Wheaton Master Plan as well as the 1990 Wheaton Central Business
District and Vicinity Sector Plan have a 120-foot right-of-way recommendation for Veirs
Mill Road. The 120-foot right-of-way designation is in accordance with the current
County Road Code provisions for roadways designated as Major Highways (such as



Veirs Mill Road) in the Master Plan of Highways. Planning staff carefully considered
options for roadway widths throughout the planning area when selecting this street
standard, the narrower of the two options for an Urban Major Highway. The
Montgomery County Department of Transportation (DOT) staff recommended that the
right-of-way be expanded to 150 feet in order to accommodate future Bus Rapid Transit
service. The Draft Plan recommends BRT be accommodated on Veirs Mill Road via
curb lanes.

Property lines are tight to the sidewalk edge along Veirs Mill Road. The existing ROW
ranges from approximately 100 to 110 feet although it is narrower near the WMATA bus
station. A 120-foot right-of-way would impact properties along Veirs Mill Road between
Georgia Avenue and Kensington Boulevard. The Lindsay properties are among these
properties, but they would not necessarily be impacted more adversely than other
properties along this roadway. A loss of ten feet of frontage for the length of the
southern Lindsay properties would leave a depth ranging from 80 to more than 200 feet,
which would not put any unreasonable burden on this property.

A 120-foot width along Veirs Mill Road in the Wheaton Plan area acknowledges the
function of this important connection between Rockville and Wheaton, particularly for
buses. It will accommodate planned Bus Rapid Transit along Veirs Mill Road with wide
outside lanes which are also planned for shared use with bicycles.

Although the impact on properties along Veirs Mill Road should not be downplayed, the
proposed right-of-way width would allow for significant improvements to the pedestrian -
realm along long blocks (at least 750 feet). Although sidewalks exist, there is no buffer
from the roadway; there are numerous curb cuts, and no street trees. The
recommended 120-foot section would include sidewalks of at least six feet with a
planting buffer of similar width. These modifications, together with a planted median,
would begin the transformation of Veirs Mill Road to the urban boulevard envisioned in
the proposed Wheaton Plan.

Staff Recommendation:

Retain the 120-foot right-of-way recommendations for Veirs Mill Road as set forth in
Table 2 of the Public Hearing Draft Plan.

Issue 25A: The two conceptual pedestrian connections shown bisecting the
southern Lindsay Ford property on pages 41 and 42 of the Draft Plan
would restrict the ability to redevelop the property: The one parallel
to Veirs Mill Road is unnecessary, and both would reduce the
redevelopment potential of the property.

Discussion:
The Draft Plan recommends pedestrian connections and local streets to help achieve

walkability and connectivity goals. The Plan proposes three pedestrian connections and
one local road on the Lindsay properties on both sides of Veirs Mill Road (page 42 in
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the Draft Plan). Location of the connections is conceptual, and would be implemented
“during redevelopment of the subject properties.

The Draft Plan illustration of the proposed connections on the Lindsay property is
consistent with other large blocks in the Plan area (e.g. the block at the southeast
corner of the intersection of University Boulevard and Veirs Mill Road). The pedestrian
connections would reduce long blocks along Veirs Mill Road west of University
Boulevard (950 feet on the south side, and 750 feet on the north side) and provide more
pedestrian alternatives to the State highways.

After reviewing the testimony and meeting with the property owner on-site to assess the
need and feasibility of providing a pedestrian connection on this block, staff is convinced
that the proposed connections do not need to be delineated on map 16 on page 42 of
the Draft Plan, and can be recommended as a desirable alternative through text only.

Staff Recommendation:

On Map 16, page 42 of the Draft Plan, replace the lines denoting pedestrian
connections on the Lindsay property south of Veirs Mill Road with asterisks and a note
that local streets and pedestrian connections are not designated in the Master Plan of
Highways. Their exact location and alignment would be determined during the
development review process.

Add language to the Plan to acknowledge that any development on the southern
Lindsay property must provide for adequate pedestrian circulation, neighborhood
compatibility, and consideration of public access to remaining parcels.

Issue 25b: The proposed local street depicted on the northern Lindsay Ford
properties on page 42 and described on page 41 of the Draft Plan
would overtake the northern Lindsay Ford property at this location
and effectively preclude its development.

Discussion:

Lindsay Ford owns two groups of properties on the north and south sides of Veirs Mill
Road (Figure 3). The Draft Plan recommends a local street on the north Lindsay Ford
property providing an internal connection on the block between Veirs Mill Road and
Kensington Boulevard.

The Draft Plan recommends the implementation of local street connections with specific
alignment to be determined during the development review process. Location for these
streets is marked on Map 16 in the Draft Plan. Text in the Plan on page 41 and a note
on Map 16 identify these local streets as roadways that would not be designated in the
Master Plan of Highways. The streets could be either private or public including service
access and local vehicular circulation. Exact location for the streets is to be determined
during the development review process.
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One of these local streets marked on Map 16: Existing and Proposed Street Network
(page 42) falls on two properties owned by Lindsay Ford north of Veirs Mill Road.
Testimony on behalf of Lindsay Ford states that, “Lindsay does not... support roadways,
pedestrian/bike connections or open spaces that overtake a property and effectively
preclude its redevelopment.”

Local street recommendations in the Plan are critical to meeting the goal of,
“Connecting people to places... [via an] expanded network of streets, bikeways and
public spaces.” (Draft Plan page 9.) Montgomery County’s recent inclusion of a similar
local street network in the adopted White Flint Sector Plan has garnered recognition for
its walkablity improvements from the development and planning community alike -
including the “Greater Greater Washington “blog and the Coalition for Smart Growth.

Local street connections delineated in the Draft Plan are intended to increase walkablity
within the Plan area, improve vehicular circulation and provide better access to large
blocks within the Plan area. The two lots in the Lindsay Ford north group of properties
referenced in testimony above are located on a block with numerous curb cuts and long
distances between intersections (750 feet along Veirs Mill Road and 700 feet along
University Boulevard), and are therefore out of sync with the Plan’s connectivity goals.
Long term redevelopment of this block without this connection would necessitate

loading and unloading on Kensington Boulevard, adjacent to residential communities to
the north.

Although pedestrian connections could be accomplished through text recommendations
in the Plan alone, proposed local street connections should remain on the Plan maps in
some format in order to better communicate — and reinforce - the Plan vision. Specific
alignment of the local streets should be determined during development review. Their
locations have been carefully coordinated by staff to reflect needs for service access,
transitions between commercial and residential uses and breaks in long blocks
throughout the Plan.

Staff Recommendation:
Retain the local street connections as marked in the Draft Plan on Map 16 and as
reflected in the Urban Design Guidelines.

Blueridge District

Issue 22: Increase the residential and commercial densities on the Weinberg
property from 3.5 to 4.0 FAR.

Discussion:

The approximately 5,600 square-foot Weinberg property is located near the northwest
corner of Blueridge Avenue and Elkin Street (Block L, Parcel 8 on page 36 of the Draft
Plan). The Plan recommends rezoning Block L, Parcel 8 from C-Oto CR 4: C 3.5, R 3.5,
H 100 which is consistent with the proposed zoning on the southern portion of the block.
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The Weinberg family supports the CR Zone on their property but requests that the
recommended commercial and residential density be increased from 3.5 to 4.0 FAR
because it would give additional flexibility to a larger development project with respect to
market-driven demand for residential over commercial space, and vice versa.

Staff does not support the proposed increase in the Maximum FAR. An increase in the
C or R portion of the zoning designation for this property from 3.5 to 4.0 should have the
maximum total FAR of more than 4.0 (to encourage mixed use development, a major
goal of the CR Zones), which staff believes would be excessive. The proposed zoning
on this property is consistent with the proposed zoning on the entire block. A maximum
FAR on this property higher than the rest of the block would be odd, and rezoning the
entire block to a higher maximum FAR would be too high for this location. Staff believes
that the Draft Plan’'s recommended zoning for this property is adequate and should not
be changed.

Staff Recommendation:

No change to the Draft Plan.

Issue 23:  Allow Hickerson Drive to be closed permanently to vehicular traffic
to achieve a vibrant retail corridor and pedestrian circulation within
the Blueridge District.

Discussion:

The Aaronson family owns approximately 2.86 acres on two blocks N and O (Figure 3,
page 36) at the northeast corner of Georgia Avenue and University Boulevard. A large
part of Block N is occupied by the County Parking Lot 14. The two blocks are separated
by Hickerson Drive between Georgia Avenue and Elkin Street.

The Aaronson family requested deemphasizing Hickerson Drive as a vehicular right-of-
way and emphasizing its importance for pedestrian connectivity so that it could become
the “spine” or retail corridor of an integrated mixed-use development within walking
distance to the Wheaton Metro Station. The testimony requested that the following text
be added to the Plan:

“The permanent closure of Hickerson Drive may be considered if by doing so
a vibrant retail corridor is achieved in its place and pedestrian circulation with
the Blueridge District is enhanced.”

Since a large part of the two blocks is owned by the Aaronson family (66 percent) and
the County Parking Lot 14 (25 percent), the potential for assemblage and a
public/private partnership is greater than in some other areas within the CBD core. ltis
reasonable to assume that a combined development of the two blocks would result in
better design if Hickerson Drive were abandoned and designed as a private street. Staff
has no objection to the proposed abandonment of Hickerson Drive as a public street if it
will provide greater flexibility in the design of a public/private partnership development
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project of the two blocks. Staff does not support closure of Hickerson Drive to vehicular
traffic as part of this abandonment. It should accommodate both vehicular and
pedestrian circulation. The staff is in support of the proposed revision as suggested. It
is consistent with the overall vision for the Wheaton CBD.

Staff Recommendation:

Modify Map 16 on page 42 of the Draft Plan to designate Hickerson Drive as a
proposed local street. Modify the Draft Plan’s text to reflect that the abandonment of
Hickerson Drive may be considered if a private street designation would provide
flexibility in creating a vibrant retail corridor with enhanced pedestrian and vehicular
circulation within the Blueridge District. The abandonment of Hickerson Drive as a
public street should be considered only if a combined development of the two blocks is
proposed. A through block pedestrian connection should be maintained with retail as
shown on Map 7, Priority Retail Streets, on page 18 of the Draft Plan.

SCHEDULE FOR FUTURE WORKSESSIONS

In the next worksession, the Board and staff will discuss the remaining parcel-specific
issues and urban design guidelines.

Worksession #3  November 18 Continued Neighborhood Specific Issues
Worksession #4  December 9 Continued Neighborhood Specific Issues
Worksession #5  January 2011 Continued Neighborhood Specific Issues

and Urban Design Guidelines

ST:KA:ha M:\Wheaton (Sandy)\Planning BOard Packets\PB Worksessions\Worksession
#3\Worksession #3 staff report COntinuation of 2.doc

Attachment 1: Summary of public hearing testimony (revised 11/9/10)
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