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' l MONTGOMERY COUNTY PLANNING DEPARTMENT
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

February 17, 2011

MEMORANDUM
TO: Montgomery County Planning Board ‘
VIA: Glenn Kreger, Acting Chief, Area 2 Diviéion @‘4
Khalid Afzal, Team Leader, East County Team, Area 2 Division %‘
FROM: Sandy Tallant, Planner Coordinator (301-495-1329) A -
East County Team, Area 2 Division L) T

SUBJECT: Worksession #6 — Wheaton Central Business District (CBD) and Vicinity
Sector Plan: Continuation of Land Use and Zoning — Districts and Parcel
Specific Issues, and Urban Design Guidelines.

STAFF RECOMMENDATION: Resolve district and parcel specific issues for the Sector
Plan as summarized below.

INTRODUCTION

This is the Planning Board’s sixth worksession on the proposed Wheaton CBD and
Vicinity Sector Plan (Draft Plan). The Board held a public hearing on the Public Hearing
Draft 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.
Planning Board worksessions #2 (held on October 28), #3 (held on November 18), and
#4 (held on December 9, 2010) covered district and parcel specific issues. Worksession
#5 (held on January 6, 2011) was a presentation by GreenWheaton, a private group
that addressed environmental concepts that could support the goal of the Draft Plan to
make Wheaton a unique and sustainable community - economically, environmentally,
and socially.

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.

8787 Georgia Avenue, Silver Spring, Maryland 20910
www.MontgomeryPlanning.org



This report is a continued discussion on the Draft Plan’s districts and on individual
parcels from worksession #4. The Board members should bring their copies of the
Public Hearing Draft. This report is organized into three parts:

* Adiscussion of the issues and staff recommendations for the Planning Board's
consideration and action; .

* A presentation on Urban Design Guidelines for Wheaton; and

* A schedule of next steps.

WORKSESSION #6 ISSUES
District and Parcel Specific Issues

Issue 16:  Is the CR Zone the appropriate zone on properties in Kensington
View and Wheaton Forest that serve as transitional areas between
commercial and single-family residential uses?

Discussion:

The Draft Plan on pages 34, 35, 38, and 39 recommends rezoning properties from a
combination of existing R-60, C-1, C-2 and C-T zones to CR: 1.5, C 0.5, R 1.5, H 45.
These recommendations are accompanied with text recommending some parcels for
residential development as a transition to the single-family residential neighborhood to
the west of the property. The Draft Plan states that no commercial uses should be
developed on the properties along East Avenue. The pertinent pages and locations are
referenced below (see map, circle page 2a):

* Page 34 (Figure 2) and page 35 (Block HH) in the Wheaton Forest community
east of the Amherst Avenue, south of University Boulevard;

= Page 38 (Block S, Lots 7 through 13, Lindsay Ford properties on East Avenue);

* Page 39 (Blocks X and Y, on the north side of University Boulevard west of Veirs
Mill Road) in the Kensington View community.

The Lindsay Ford property owners (on Veirs Mill Road west of University Boulevard)
have indicated that they intend to use their properties on East Avenue as parking for
their cars in relation to the auto sales use on the Veirs Mill Road side of their property.
They have a pending special exception (S-2179) for the R-60 lot on East Avenue for this
purpose. Over the long term, the Draft Plan envisions all of the Lindsay Ford parcels
(along East Avenue and Veirs Mill Road) to be redeveloped with mixed residential and
commercial uses with no commercial uses along East Avenue (see attached map, circle
page 2b, and page 38 of the Draft Plan).
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The adjoining community of Kensington View has raised concerns that the CR Zone
permits a much wider range of non-residential uses than what is currently permitted in
the R-60 Zone by special exception and the limited number of non-residential uses
permitted in the C-T Zone. They believe that some of these non-residential uses would
not be appropriate next to or across the street (East Avenue) from single-family
detached houses. The Kensington View community has requested that the existing C-T
Zone be retained on these properties. They would like to see residential or office
townhouses on these properties. No existing zone, however, allows such a mix of uses
with such narrow limitations (see letter, dated October 6, 2010 from Judy Higgins, Chair,
Land Use Committee, circle page 3a).

Kensington View residents were also concerned that re-zoning the existing C-T zoned
properties along University Boulevard to the CR Zone would supersede the conditions of
approval on the pending special exception for a BB&T Bank by allowing a broader range
of uses. However, staff believes that this concern is addressed by the grandfathering
provisions of the CR Zone.

The Planning Board is currently reviewing a proposed zoning text amendment (ZTA) to
the CR Zone that would create two new zones in the CR group of zones with the overall
goal of ensuring context-sensitive, mixed-use development: a CRN (Neighborhood)
Zone; and a CRT (Town) Zone. The proposed ZTA also retains the current CR Zones
(with some modifications) for Metro station and other high density areas. The
Kensington View community has raised concerns that the CRN Zone permits reduced
minimum parking requirements which could result in on-street parking on the adjomlng
neighborhood streets. They also believe that the proposed CRN Zone requires minimum
building heights, which would preclude the development of single-family houses, (see
letter dated February 10, 2011, circle page 3b and 3c). However, staff notes that this
comment is based on incorrect interpretation of the CR ZTA Ianguage the proposed ZTA
does not require minimum building heights.

Staff believes that because the current zoning (C-T) does not allow residential uses, a
mixed-use zone that includes townhomes or multifamily uses should be considered for
the C-T zoned sites on University Boulevard and East Avenue. The proposed CRN
Zone addresses many of the concerns raised by the Kensington View community, and
the following provisions make the CRN Zone the best alternative to the existing C-T
Zone for transitional properties.

The CRN zone:

1. Allows only the standard method of development.

2. Requires site plan review for: developments of more than 10,000 sf or more than
10 units; a building height of more than 40 feet; or developments of more than
0.5 FAR adjacent to or across the street from residentially zoned properties.

3. Allows for a limited number of non-residential uses, and requires certain non-
residential uses to be located at least 100 feet away from existing single-family
residential properties.
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Kensington View Civic Association: SDPA 05-2, BB&T Bank

06 October 2010

Hello Chair Carrier,

This is Judy Higgins representing the Kensington View Civic Association. 1 am writing in reference to
SDPA 05-2, BB&T Bank. As aresult of the September 16, 2010 Planning Board decision
recommending 'Approval with binding conditions' our community has voted to support the project.
Our suppert was based on that decision, your comrments, those of the other Commissioner's in
attendance, and positive negotiations with the applicant and property owner.

We felt it important to share our decision with the board as your decision was an instrumental part of
those negotiations. Since we have continuously asked for 'protection’ for our neighborhood's borders,
we are hoping the Board's decision and our negotiations will achieve the protections we desire.

We are continually referred to as, “The Gateway to Wheaton™ but in fact this is the last 'Gateway to
Kensington View' where all 8 roads in our subdivision are dead ends.

I have attached the ‘gentlemen'’s agreement’ that was negotiated, composed and submitted to our
community by Miller Miller & Canby, Attorneys, on behalf of the applicant and property owner. We
understand that the applicants representative will be negotiating with MNCPPC staff regarding the
specifics of those "binding conditions' as requested by Mr Grossman and KVCA. I have also attached
the statement KVCA submitted to Mr Grossman detailing our support for the project.

As we are nearing the Wheaton Sector Plan ‘work sessions’, where we will be in attendance, we would
like to further emphasize that our community continues to believe that the CR Zone, regardless of the
limitation of uses, is not the appropriate tool for the transitional properties on the edges of our fragile
community. These properties are not located in the CBD, Urban District, or even in Wheaton, they are
in the vicinity of the Wheaton Sector Plan planning area.

Since we have ncgotiated these 'binding conditions' at your urging, BB&T has a lease that will far
outlive the new Sector Plan, and we do not believe the CR zone, as written, is appropriate for these
transition areas, we request that the CT zone be continued on these properties.

We are once again putting our community's future in the hands of Montgomery County officials
seeking to further strengthen and protect our smal] Kensington community's identity by not allowing
further commercial encroachment through ill advised zoning decisions, need I mention, Acom Storage?
We continue to work diligently with planners, as we have done for the last two years in hopes of
resolution to our problem.

We hope you will review the attachments and forward them to the other Commissioners prior to
commencement of the work sessions.

We thank you in advance for any consideration you can give us.
Judy Higgins

Kensington View Civic Association
Chair, Land Use and Zoning Committee

e,

15
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Kensington View Civic Asseciation
Judy Higgins, Chair, Land Use and Zoning Committee
CR Zone - Zoning Text Amendments
Montgomery County Planning Board - Agenda Item #3 — 10 February 2011

Kensington View has been very clear that we do not agree with the standards regarding
height and uses of the CRN Zone. We beiieve that only light office or residential uses are
appropriate as a ‘buffer’ next to any single-family neighborhood.

Since the results of our discussion of February 3, 2010 on Sections 59-C-15.4 and 59-C-
15.5 are not available for review, we again state the following fo ensure our opinion is
being noted: was posted 2/9/11 late afternoon after this was finalized by our committee
The CRN Zone:
. Should be used as implied, for the protection of neighborhoods not
encouragement of cominerce.
+ No height minimum should be imposed to allow for possible future redeveiopment
to single family homes if the property owner should choose.
« To ensure compatibility with any existing neighborhood the maximum height
should be no more than 45".
. Should only allow residential or low intensity offices development.

The following addresses the items on today’s agenda, Sections 6,7,8,9.

58-C15.62 Streetscape
Without the ‘design guidelines’ available, this is difficult to address.

59-C15.64 Parkin
After hours and hours of research and frustration that no citizens shouid have to do we

determined this was too complicated and completely unfair, but unfortunately at this
juncture imperativel Here is our best shot at understanding in the hopes we may receive
sound, sustainable future redevelopment with adequate parking.

We firmly believe that CRN and CRT should require the provisions of Section 59-E, which
is time proven.

59-C-15.64

MC Code-Section 59-E-2.8, Parking facilities within or adjoining residential zone.

This appears to have requirements more conforming to a residential neighborhood.
59-E-2.81 (a) “Where a-parking facility is within a residential zone or adjoins land in a residentiat
zone that is neither recommended for commercial or industrial use on an approved and adopted
master or sector plan, nor used for public or private off-street parking, nor in a public right-of-way
that is 120 feet or more in width, residential setbacks apply as follows: All parking surfaces,
spaces and driveways must be set back a distance not less than the applicable front, rear or side
yard setback required for the property in the residential zone that adjoins or confronts the
applicable boundary of the parking facility”.

in Kensington View, East Avenue currently has 25 foot building restriction lines,
University Blvd. and Kensington Bivd. have 40 foot building restriction lines. The CR
Zone is not clear on whether this applies to confronting properties, as we don’t find this
mentioned.
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Kensington View Civic Asseciation, CR Zone - Zoning Text Amendments
Montgomery County Planning Board - Agenda Item #3 — 10 February 2011

59-C-15.641 Parking Ratios (Table between lines 305-306 in ZTA clean copy Jan. 13, 2011)
Based on our calculations using one example from our neighborhood this Is what we are
seeing.
Hair Salon - CT Zoned Property, Wheaton CBD Sector Plan, Pg 39, Bloek X, Lot 1
(This property morphed from corporate office with accessory hair services to total hair
salon)
Description - 4,878 sf building on a 17,563 sf lot
CT Zone currently requires 17 parking spaces.
When Hugo's is doing well, this is not enough parking, so ciients park in the
lawyer’s lot next door or on the residential street that does not have permit
parking.
CRN zone will reduce this requirement to 10 parking spaces
CRT zone will reduce this requirement to 7 parking spaces
CR Zone would require 19.5 based on location (between 1/4 and 1/2 mile of metro,
4 spaces per 1,000 si).
Can this possibly be correct? Would you figure Hugo's on 1/4 - 1/2 mile from
Metro or within 1/4 mile of a bus route?
We clearly know where spillover will be directed!

59-C-51-642.Accepted Parking Spaces

Ford Dealership, East Ave, Wheaton CBD Sector Plan, Pg 38, block S, lots 7-13 & P282
Veirs Mill Road:

if the properties on Veirs Mill Road are assigned the CR Zone and are in the ‘parking lot
district,’ and the CRN or CRT are assigned to the East Avenue properties and
developments can cross lot fines, how will the parking be treated?

Which parameters do you use, since we don't see any differences for confronting
residential zones.

This is the X factorto us...

59-C-15.645 Landscaping and Lighting

Why does 538-C-15.645 (b} require "one deciduous tree per 30 feet” for properties
adjacent to residential lots, but “no less than 30 percent of the parking facility area (at 15
years growth)" for all other properties?

59-G-15.71 Setbacks

(a)This section deals with setbacks of buildings adjacent to lot or parcels in an agricultural or single-family
residential zone.

What about the confronting properties as on East Ave or other sections of the county
where the property may be deeply embedded in a residential zone? ‘

Do these sethacks also apply to parking lots?

(a), (2} As we do not agree with the heights and you with your wisdom you may agree
with us, this angular plane projection and drawing would need to be changed.

59-C-15.72.Public Use Spaces

In the table — what is included and considered ‘limit of disturbance’ is that parking lot,
fand or area for building?

(2)Line 395 and 386 from redline 1-13-11 — Making a payment in part or in full for design, construction,
renovation, restoration, instelfation, and/or operation near applicable master or sector plan areas.
Operation of what near applicable master or sector plan area?

Thank you for reviewing our comments.

&




4. Allows the ability to reduce the maximum FAR and building height through the
master plan to adequate levels as dictated by each context.

Please note that this document does not reflect any changes that the Planning
Board may have made to the CR Zone Text Amendment at the February 17
Planning Board meeting.

Staff Recommendation:
Kensington View/Wheaton Hills District
University Boulevard

The CRN zone is appropriate for currently commercial and residentially zoned
properties along University Boulevard between East Avenue and Valley View Avenue.
The proposed CRN zone recommends maximum height and density that is compatible
with neighboring residential properties allowing low intensity transitional mixed-use
development between single-family residential zones in the Kensington View
neighborhood and commercial uses across University Boulevard on the Westfield Mall
property site. (See circle pages 4a and 4b).

1. Rezone lots 7, 23, 22, and lot labeled PT-1 on Block X and lots PT-6, PT-7,
and PT-8 on Block Y on University Boulevard, (page 39 of the Draft Plan)
from C-T to CRN 1.5: C 0.5, R1.5, H 45'. Include text in the Draft Plan to note
that residential or professional townhouse development would be appropriate
on these sites.

2. Rezone lot PT-5 on Block Y (page 39 of the Draft Plan) from R-60 to CRN
1.5:C 0.5, R 1.5, H45'. Include text in the Draft Plan to note that residential
or professional townhouse development would be appropriate on these sites.

3. Rezone lots 29 and 28, and PT-3 and PT-4 on Block Y (page 39 of the Draft
Plan) from C-O to CRN 1.5: C 0.5, R 1.5, H 45'. Include text in the Draft Plan
to note that residential or professional townhouse development would be
appropriate on these sites.

Veirs Mill Road

The CRN zone is also appropriate for the small amount of frontage on Block Z west of
the Lindsey Ford site. Staff recommends placing low-intensity transitional residential
and/or mixed-use development between commercial uses on the Lindsay Ford
properties (Block S) and single-family residential zones in the Kensington View
neighborhood to the south and west of Block Z:
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4. Rezone lots 2 and 9 on Block Z (page 39 of the Draft Plan) from C-O and C-
Tto CRN 1.5: C 0.5, R 1.5, H 45'. Include text in the Draft Plan to note that
residential or professional townhouse development is appropriate on these
sites.

Along the east side of East Avenue (Block S), (page 38 of the Draft Plan) the properties
currently zoned C-T and C-2 are appropriate for the CRN Zone.

5. Retain the R-60 Zone for lots 12 and 13 to retain the single-family residential
character of the Kensington View Neighborhood. The R-60 zoned properties
on this block (or a larger assemblage of these lots including the R-60 lots and
the adjoining proposed CRN zoned properties) may be appropriate for
rezoning to a townhouse zone later if the property owners desire to develop
residential townhouses along the East Avenue frontage of the block.

6. Rezone lot 11 from C-T to CRN 1.5, C 0.5, R 1.5, H 45'. Residential or
professional townhouse development is appropriate on these sites.

7. Rezonelots 7, 9, and 10 from C-2 to CRN 1.5: C 0.5, R 1.25, H 45'.
Residential or professional townhouse development is appropriate on these
sites.

Kensington Boulevard

The CRN zone is appropriate for lot N203, Block T, to provide a transition to the existing
single-family residential uses across Kensington Boulevard, in the Wheaton Hills
neighborhood.

8. Rezone lot N203, on Block T, along Kensington Boulevard (page 38-39 of
the Draft Plan) from R-60 to CRN 1.5, C 0.5, R 1.5, H 45'. Residential or
professional townhouse development is appropriate on these sites.

Price District

The proposed CRN Zone is appropriate to provide transition in height and density of
future development to be compatible with the existing residential community to the east
by placing low intensity transitional mixed-use development along the east side of
Amherst Avenue between University Boulevard and Reedie Drive (circle pages 5a and
5b):

12. Rezone Block HH east of Amherst Avenue, south of University Boulevard
(page 35 of the Draft Plan), from C-1 and C-Tto CRN1.5: C0.5,R 1.5, H
45’

13. Rezone the existing townhouses on Block J on the west side of Amherst
Avenue between Reedie Drive and Prichard Road (page 35 of the Draft Plan)
from CBD-R1 to CRN 1.5: C 0.5, R 1.5, H45'.

5
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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 approximately 12.3-acre WTOP site
to a higher density. The Draft Plan retains the existing R-90 zoning on the site, which
includes the WTOP transmitter facility at 2015 University Boulevard West (Figure 3 and
text, Block Q, on page 36 of the Public Hearing Draft Plan). 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 has received 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 (see circle page 6a). 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 up-zoned since they intend to retain the current use on the site, and that any up-
zoning would raise their property taxes. Staff's recommendation was to retain their
current R-90 zone.

During the Wheaton Sector Plan Worksession # 2 (October 28, 2010), the Planning
Board directed staff to include text in the Plan that indicates that a floating zone would
be appropriate should the property ever redevelop. The Board asked staff to consider
recommending either floating zone PD-18 or RT-15 and bring a recommendation back
to the Planning Board. Staff recommends that the RT-15 would be appropriate on this
site for the following reasons:

1. The RT-15 Zone is more appropriate for townhouse development on parcels
of this size and configuration because the zone requires less green area and
a low maximum height limit of 35 feet. PD Zones are generally meant for
large parcels where a mix of various types of housing units is desirable.

2. RT-15is a less complicated zone (only site plan review is required)
compared to the PD-18 zone, which requires a site plan and a development
plan.

3. Although the PD Zone requires building single-family houses along the edges
of the property next to the existing single-family houses to create appropriate
transition, a very small part of the WTOP site’s northern edge abuts existing
single-family houses, which means that PD zoning does not provide any
additional advantage over the RT-15 Zone.



WTOP Transmitter Site (2015 University Blvd West) — Relevant Information as
Pertaining To the Proposed 2010 Wheaton Sector Plan

The WTOP Transmitter Facility at 2015 University Boulevard West was
commissioned in 1939, and consists of a concrete and block building and three towers. A
1.4 acre parcel of land that includes the building has a historic designation. 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 FCC specifies the precise location of the towers in
the license. The towers are only part of the antenna system: underneath the ground
surrounding the towers are copper radials, fanning out from the towers similar to spokes
on a wheel. The ground radials and tower system form a complete system that is totally
encompassed by the plot of land owned by Bonneville Broadcasting International.
Maintaining the ground radial system prohibits additional large-scale development on the
property itself. To maintain safety from excessive radio frequency (RF) exposure to the
general public, the distance from the towers to the property lines must not be changed. In
addition, the electromagnetic field radiating from the towers can cause interference to
electronic devices, telephones, computers and anything made of metal that can “pick up”
a signal due to the principal of electromagnetic induction. Relocating these towers while
maintaining the requirements imposed by the FCC, FAA, and local zoning laws would be
nearly impossible and prohibitively expensive.

The nearly park like setting of the Wheaton transmitter property includes an important
environmental aspect. A water pond for the proper drainage of run-off from nearby
development has attracted wild geese and deer. It would be very difficult if not
impossible to re-engineer this pond.

The transmitter building in Wheaton is currently under consideration for federal grant
money. Since both 1500 AM and 103.5 FM have co-located transmitters in this facility
the government has realized the importance of this site in case of an emergency. It is to
serve as a broadcast center for the Washington DC area in times of disaster or national
need. Emergency studios are currently under construction. A new generator and
underground fuel tank are to be installed, and the facility will be able to operate
independently from the electric grid for as long as 60 days.

The Wheaton transmitter site is unique. It has been there since the 1930’s and is
irreplaceable. It cannot be developed or moved, and is a very special asset to the
community. Local governments should understand the unique nature of this property and
why it is there.



Staff Recommendation:

Include text in the Draft Plan that indicates that the RT-15 Zone would be appropriate
should the WTOP property ever redevelop.

Wheaton Mall District:

Issue 18e: Expand the area of increased maximum building height of 200 feet
on the Veirs Mill Road frontage of the Mall property.

Discussion:

The Draft Plan on page 37 recommends rezoning a portion of the Westfield Mall
property along Veirs Mill Road (bounded to the west by the Mall ring road) to CR 6: C
3.5, R 5.5, H 150’ to encourage mixed-use residential and office development to
integrate the Veirs Mill frontage of the Mall into the Core.

The Executive Branch recommended increasing both height and density on the
Westfield Mall property within ¥4 mile from the Metro station and stepping down beyond
the % mile station boundary towards the existing communities.

In a letter dated September 23, 2010, the Westfield Mall owners requested increasing
the maximum permitted building height from 150 feet to 200 feet along Veirs Mill Road
to accommodate their long-term plans to develop the Veirs Mill Road side of the
property with higher density mixed-use developments.

At the December 9, 2010 Worksession #4, the Planning Board agreed with the staff
recommendation to increase height on Westfield's Veirs Mill Road frontage, and on the
remaining two blocks in the Core, page 33, (blocks A and C) from the recommended
150 feet to 200 feet, (see circle page 7a illustrating the existing and proposed zoning for
the Core District).

Staff has worked with the Wheaton Mall representatives to redefine the boundary of the
proposed CR 6 Zone along the Veirs Mill Road side of the property to create a slightly
larger area than originally proposed in the Public Hearing Draft Plan for the proposed
CR 6 designation. Westfield's conceptual plans for a possible mixed-use development
on that part of the mall property helped to inform this vision. The revised boundary is
also more clearly delineated and measureable as it will create a split-zone condition on
the property. (Attached circle page 7b).

The Public Hearing Draft Plan recommended rezoning the central core of the mall site
to CR3: C 1.5, R2.5, H 75 (page 37). Working with the Wheaton Mall representatives
and reviewing the application of the CR Zone to the entire Wheaton Mall property, staff
has concluded that certain CR Zone standards cannot be applied on the Mall property
without further interpretation of these provisions. For example, the CR Zone requires
buildings to be oriented to the street frontage but there is no “street frontage” for the
core mall structure. Similarly, requiring ten percent open space on a site that is

7
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contractually obligated to retailers for parking is likely unfeasible. For these reasons,
staff recommends that the existing C-2 Zone be retained on the existing Mall portion of
the site, and that the zoning for this portion of the Westfield site be revisited during the
comprehensive zoning re-write when special conditions of the mall sites can be
specifically addressed.

The Public Hearing Draft Plan recommends that maximum building heights of 45 feet be
allowed along the southern portion of the Mall's ring road adjacent to the residential
neighborhood for a depth of 200 feet. It also recommends that building heights along
much of University Boulevard frontage be at a maximum height of 75 feet to provide
compatibility with surrounding residential development (page 37).

Testimony from the Kensington Heights Citizens Association states that new
development on the Mall property should not overwhelm adjoining communities. They
contend that the elevation of the Mall property is already considerably higher than the
surrounding Kensington Heights neighborhood (which has a maximum height of 35 feet
for residential lots). Forty-five foot high buildings on a hill 20-30 feet above the adjacent
homes will tower over their neighbors and create issues of scale and privacy. They
propose no more than 35 feet maximum building height for a certain distance from the
property line adjacent to the Kensington Heights residential properties, going up to 45
feet in the interior and stepping up to the 75-foot maximum building height for the rest of
the existing Mall excluding the property along Veirs Mill Road.

The Planning Board agreed with staff's recommendation that a 200-foot buffer with a
height limitation of 45 feet along Westfield’s southern property line provides adequate
transition between future Mall development and the Kensington Heights residential
neighborhood, particularly in conjunction with the recommended language to designate
the wooded area along the southern edge of Westfield's property as a green buffer
(Issue 18k). Changes in the elevation and the retention of the wooded buffer further
provide visual screening between these two uses.

Since staff is now recommending retaining the existing C-2 Zone on the core

Mall property including its southern parking lots and the ring road along its southern
edge, staff believes that the Sector Plan text should contain language to address the
community’s concerns regarding the preservation of an appropriate buffer along the ring
road. Although C-2 is currently not subject to a Site Plan review, such language in the
Sector Plan would provide guidance for any future rezoning of the C-2 portion of the
Mall property to make sure that adequate transition is provided along its residential
edge.

Staff Recommendation:

1. Rezone the Mall’'s property fronting Veirs Mill Road to CR 6: C 5.5, R 5.5, H 200’
as delineated on circle page 8a.

2. Retain the existing C-2 zoning on the remaining portion of the Westfield site.
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Change the maps and text in the Draft Plan on page 37 to reflect the revised rezoning
recommendations (see circle page 8a).

Include new text to emphasize the need for maintaining the existing buffer along the
southern edge of the property abutting the residential community and emphasize that
any rezoning of the C-2 portion of the mall site in the future must maintain a green
buffer and provide an appropriate building height transition.

Issue 29:  Consider acquiring the approximately 1.8-acre property, located at
2609 McComas Avenue south of the Westfield Mall Property and
owned by Kensington Heights LLC, as green space

Discussion:

Jane Folsom of Kensington Heights testified at the July 29, 2010 Public Hearing that
ongoing infill development has gradually eliminated almost all of the green space in the
community. Following the public hearing, Ms. Folsom requested that the McComas
Avenue property be preserved as green space for the Kensington Heights community,
which includes a petition signed by others in the community (see circle pages 9a-9e ).

The property was recommended as suitable for rezoning from the existing R-60 to PD-9
in the 1990 Wheaton Sector Plan. On October 12, 2010, the County Council approved a
rezoning for the property to RT-8 for up to eleven townhouses and three single-family
detached homes.

The Parks Department conducted an initial review of the approximately 1.8-acre site for
its suitability for park use. This initial assessment suggests that the property would not
be suitable for parkland and would not meet the criteria for acquisition through the
Legacy Open Space (LOS) program. Factors that limit the park potential of this site
include: the presence of eight different adjoining and confronting properties;
problematic public use and access due to slopes and adjacent properties; and the
considerable expense of developing the site for parkland given that the site contains
steep topography from deposited fill and the resulting engineered slopes. If the Planning
Board seeks to increase the amount of parkland in the Kensington View neighborhood,
staff recommends that this occur outside of the Wheaton Sector Plan process (circle
page 9f).

Staff Recommendation:

No change to the Plan.
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From: Jane Folsom [jafol2010@hotmail.com)] .

Sent: . Tuesday, August 17, 2010 1:09 PM T o ATERALCAPTAL

To: ) MCP-Chair, donna@intelligentfingers.com; Dan Sheveiko; Erl Ho%dﬂ%kins,
John - Washington, DC Jinkins; Laura Kerv; Adam Rosenbaum

Subject: FW: Wheaton Sector Plan 2,

Dear Madam Chair
I'apologize for not doing an adequate spell check when I sent this in last week. I only just realized that the Email

address was incorrect.

2ndPP Because our community is so convenient to transit and retail shopping we have been an attractive area for infill
development. This has caused increased traffic on residential streets many of which do not have sidewalks. An increased
number of residents has aiso affected the schools which has caused overcrowding at Oakland Terrace ES. Newport Mill
MS and NOrthwood HS have been reopened. The planners suggested that the Crossway facility (formerly Pleasant View
ES) could be reopened as an Elementary School. Nothing was said about where these services would be relocated.

Infill development is a problem is other ways. Our community needs more green space and there is very little left
for public use.
Westfield acquired 3 sizable properties- Was this part of their required green space? These were sold to Avalon and then
to Sterling Mehring / Kensington Hts LLC . One area on University between Drumm Ave and the Giant Food has been
rezoned for a number of townhouses. But the only access is via Findley/Drumm.
Infill development is also a problem for any stormwater control. There is excessive runoff from Westfield into our
neighborhood and into Silver Creek. This needs to be addressed at the source, not by culverts downstream.
I heard a planners comment that there was excessive parking is the Wheaton Business Dist and Westfield, but I did
not see that in the draft plan.
Sincerely
Jane Folsom

From: jafol2010@hotmail.com

To: mep-chiar@mncppc-mce.or; jafol2010@hotmail.com; erlhouston@verizon.net; karenc425@aol.com;
dsheveiko@kensingtonheightsmd.org; njdowd@corporatefinanceinc.com; barbararuben@verizon.net;
adamhrosenbaum@yahoo.com

Subject: Wheaton Sector Plan

Date: Fri, 13 Aug 2010 16:06:26 -0400

Fancoise Carrier, Chair

Maryland National Capital Park and Planning Commission
8787 Georgia Ave

Silver Spring Md 20901

Dear Madam Chair

I have lived in Kensington Heights for 41 years. This neighborhood is adjacent to what is now Wheaton Westfield. It
consists of mostly owner occupied single family homes with some townhouses added since the 1980's. About 6 homes
could be described as historic dating from before 1940, Many homes have been added to or completely rebuilt. We have
been minimally impacted by the recent downturn. We have terrific access to NIH, and other employment centers. We
have a good neighborhood with an excellent elementary school. However we have recently been severely threatened by
Westfield's effort to obtain a ZTA allowing Costco to build a 16 bay gas station near residents, a community pool and a
special needs school. Fortunately, the Planning Board and the County Council realized that was a really bad idea and
the ZTA was withdrawn. -

Another ongoing problem is the infill development. This has gradually eliminated almost all of the green space in the
community.
1
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I would like to continue with pedestrian issues, the unsafe areas of University Blvd and Ga. Ave.
There are problems with the so-called buffer area between the neighborhood and Westfield
Please inform me of when the worksessions are. Also I would like to be involved in a walkabout on MComas and Drumm

and the ring road.

Jane Folsom 301 942 6918
2704 Calgary Ave
Kensington MD. 20895

jafol2010@hotmail.com
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Issue 28:  Should the Urban Design Guidelines be in the Sector Plan as they
were in the past?

Discussion:

The Montgomery County Civic Federation testified that they do not support the idea of
master plans and design guidelines as separate documents. Design guidelines should
be in master plans as they have been in the past. The Federation is concerned with the
protection of edge neighborhoods. They request that all design guidelines for
development adjacent to residential property should be in the Sector Plan. They would
also like to see design guidelines presented by the staff at the same time that the sector
plan is presented so that the community can see how the design guidelines relate to the
Sector Plan recommendations.

With the exception of street standards and other specific recommendations from the
Sector Plan, the Design Guidelines are not regulations that mandate specific street
standards, locations of buildings, and open spaces. The Design Guidelines illustrate
how the Sector Plan recommendations might be met without dictating specific solutions.

The planning and development process is structured in a hierarchy of decisions:

* Sector Plan - Recommendations provide the vision for the Wheaton CBD and the
major implementation mechanism of zoning

* Zoning Ordinance and other codes - Establish standards and regulations for
development

* Design Guidelines - Provide guidance and suggestions to encourage design
choices that fulfill the Sector Plan vision.

The amount of detail and the examples of case studies included in the Design
Guidelines are intended to suggest solutions regarding the design of the public realm
(streets, open space and buildings) in a flexible way without prescribing specific
solutions. The White Flint Design Guidelines have already served as a useful tool to
foster design excellence in the public realm in North Bethesda.

The Design Guidelines for the Wheaton CBD will not be finalized until after the County
Council has approved the Sector Plan to allow any changes to be incorporated into the
final document. 'A PowerPoint and rough draft will be available before the Sector Plan is
sent to the County Council. After the Sector Plan is approved by the County Council
and before the Design Guidelines are finalized, public meetings and hearings with the
Planning Board will be conducted to allow input from the public.

Keeping the Design Guidelines separate from the Sector Plan provides a flexible
method of providing additional detail and sample case studies that are not appropriate
in the Sector Plan without dictating specific solutions. As a separate document, design
guidelines can be modified by the Planning Board to reflect future conditions without
need for a lengthy sector plan amendment process. ‘

10



Staff Recommendation:
The Sector Plan and Design Guidelines should remain separate documents.
Staff Presentation of the Urban Design Guidelines

The staff presentation at the worksession will provide an overview of the content and
organization of the Design Guidelines.

The purpose of the design guidelines is to provide clarity of design expectations for
property owners, developers, and design professionals to guide decisions made during
the development review process while at the same time preserving flexibility to achieve
better design solutions in the future...and perhaps even to inspire them.

The Wheaton Design Guidelines will reflect the recommendations that are in the final
approved and adopted Sector Plan. They will be available before any property in
Wheaton is rezoned by sectional map amendment (SMA), under the current schedule
anticipated to be in spring 2012.

Staff will continue to work with property owners and residents to refine the guidelines as
the Sector Plan process continues at the County Council. This will be particularly
important as ideas evolve for Westfield Mall and for the publicly owned properties in the
Core District that are a part of the County’s public/private partnership for this area of the
downtown. Environmental concepts presented to the Planning Board by GreenWheaton
at the Worksession #5 on January 6, 2011 support the goals of the Plan to make
Wheaton a unique and sustainable community - economically, environmentally, and
socially, and will be reflected in the Urban Design Guidelines. The Design Guidelines
document will come back to the Planning Board for public hearing and action in early
2012.

Other Zoning Changes

Staff has revisited all rezoning recommendations in the Public Hearing Draft Plan. Staff
recommends zoning changes to a few properties that are located adjacent to sites
where recommended zoning changes were made by the Planning Board during the
worksessions in light of the Planning Board’s discussions during worksessions on the
Public Hearing Draft's rezoning recommendations. Where there were increases or
decreases in use, height or density, staff re-evaluated the zoning on adjacent properties
to determine if these sites required further consideration by the Planning Board.
Changes to the Draft Plan’s rezoning recommendations for some properties could leave
some of the adjoining properties in zoning designations that no longer seem
appropriate. Consequently, staff now recommends the additional zoning changes listed
below. All of the recommended zoning changes, including those decided by the Board
in the previous worksessions, have resulted in a consolidation of zoning categories
(from 14 in the Draft Plan to nine). (See circle pages 11a-11d.)

11
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Kensington View/Wheaton Hills

Ambassador Building site (Lot 2) and lot PT-1 on Block S (page 38 of the Public
Hearing Draft Plan) - This property is at the northwest intersection of University
Boulevard and Veirs Mill Road, across from the highest density core district.

The Public Hearing Draft Plan recommends this site be rezoned from C-2 to CR4.0:
C3.5, R3.5, H130. The staff now recommends that this site be rezoned to CR 5: C4.5, R
4.5, H 130’ to provide a better transition and relationship to the core district's 6 FAR and
a maximum building height of 200 feet. During worksession #4, the Planning Board
directed staff to increase the maximum building height from 150 feet to 200 feet for the
portion of Westfield’s property along Veirs Mill Road (Public Hearing Draft Plan
recommendation CR 6: C 5.5, R 5.5, H150). Staff believes that the Ambassador building
site’s rezoning should be modified to provide a closer density and building height
relationship to the properties in the core across University Boulevard.

Block T, Lots PT-10, 14, PT-13, 24 and outlot labeled B, Parcels E and C (page 38
of the Public Hearing Draft Plan) - This property is at the northeast intersection of
University Boulevard and Veirs Mill Road, across from the highest density core district.

The Public Hearing Draft Plan recommends that these parcels be rezoned from C-2 to
CR4.0: C3.5, R3.5 H 130'. Staff now recommends that these parcels be rezoned to CR
5: C4.5,R 4.5, H 130'. These lots are located across Veirs Mill Road from the
Ambassador Building site at the intersection of Veirs Mill Road and University Boulevard
and Core District Block A. The proposed rezoning is recommended to be consistent with
the Ambassador Building site at this important location.

Block T, lots PT-4, PT-3, PT-2, PT-1, 23, 22, 21, and N252 (page 38 of the Public
Hearing Draft Plan) — This property is located at the northwest corner of the intersection
of University Boulevard and Grandview Avenue.

The Public Hearing Draft Plan recommends that this site be rezoned from CBD-2 to CR
5.0, C4.5, R4.5, H100. Staff now recommends that the building height on this site be
increased to 130 feet by rezoning it to CR 5: C4.5, R 4.5, H 130". The recommended 30’
increase in building height makes this site consistent with the recommended building
height along the northern side of University Boulevard between Georgia Avenue and
Veirs Mill Road. Staff is also concerned that a maximum building height of 100 feet may
be too limiting for a maximum density of 5.0 FAR.

Block W, parcels zoned C-O and C-2 parcels (page 39 of the Draft Plan) — These
parcels are located north of University Boulevard on the west side of Georgia Avenue.

The Public Hearing Draft Plan recommends that these two parcels be rezoned from C-O
and C-2to CR 2.0, C1.5, R1.5, H75. Staff now recommends that these parcels be
rezoned to CR3: C 2.5, R 2.5, H 75", This increase of 1 FAR would avoid any .
downzoning on this property since the existing C-O Zone can be up to 3.0 FAR. Include
text in the Planning Board Draft Plan that recommends that any future development
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transition down in height along the Grandview Avenue frontage and along the northern
edge of these parcels to existing single-family houses.

Blueridge District

Blocks L, M, and R, (page 36 of the Public Hearing Draft Plan) - These blocks are
located along the northern edge of the planning area north of University Boulevard and
east of Georgia Avenue. (Circle pages 13a and 13b.)

The Public Hearing Draft Plan recommends that these blocks be rezoned from CBD-
0.5, R-30, and R-20 to CR2.0: C1.5, R1.5, H 60'. The staff now recommends that these
blocks be rezoned to CR 2.0: C 1.5, R 1.5, H 75'. The minor increase in maximum
building height for any redevelopment on these blocks will allow a standard stick built
mixed-use building that typically ranges from 70 to 75 feet in height. Staff believes that a
60-foot building height limit may place an undue financial burden on the redevelopment
and make it less viable. The Planning Board Draft Plan should include text to require
appropriate decreases in building heights along the edges of these blocks to be
compatible with the existing residential communities adjacent to these blocks.

Parcels located on the western portion of Block Q on the east side of Amherst
Avenue between University Boulevard and Blueridge Avenue (page 36 of the Draft
Plan). Block Q is located at the northeast corner of University Boulevard and Amherst
Avenue.

The Public Hearing Draft Plan recommends these properties be rezoned from C-2 to
CR1.5: C1.0, R1.0, H 75'. Staff now recommends that these properties be rezoned to
CR2:C1.5,R 1.5, H75'. The increased density will be consistent with the proposed
zoning on blocks L, M, and R immediately to the north of the parcels and allow
appropriate transition to the 4.0 FAR on Block P across Amherst Avenue to the west
and the proposed WTOP site to the east which could develop with townhouses.

Price District

Block G south of University Boulevard between Elkin and Fern Streets (page 36 of
the Public Hearing Draft Plan) — This block is located on the southeast corner of
University Boulevard and Georgia Avenue. (See circle pages 13c and 13d.)

The Public Hearing Draft Plan recommends that this block be rezoned from CBD-2 to
CR6.0: C5.5, R5.5, H 150°. Staff now recommends that the density on this block be
reduced by one FAR and be rezoned to CR 5: C 4.5, R 4.5, H 150’. The proposed
reduction in FAR creates a better transition between the proposed 6 FAR site to the
west of the block and the proposed 4 FAR property to the east. 5 FAR is also consistent
with the existing CBD-2 Zone which allows 5 FAR for mixed-use development under the
Optional Method. Given the small size of this block, it is highly unlikely that this block
would achieve more than 5 FAR.

13
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The northern portion of Block J on the south side of Reedie Drive between Georgia and
Ambherst Avenues (page 35 of the Draft Plan)

The Draft Plan recommends that this northern half of this block be rezoned from CBD-3
to CR6: C5.5, R5.5, H150. The staff now recommends that this site be rezoned to CR
6.0, C5.5, R 5.5, H200 to be consistent with the recommended rezoning on other blocks
surrounding the WMATA Triangle, which has a maximum permitted building height of
250 feet.

The Draft Plan recommends rezoning the southern portion of Block J from C-2 to CR3:
C1.5, R2.5, H75. Staff now recommend rezoning this southern portion to CR3: C2.5,
R2.5, H75 to allow greater flexibility in the development of this site by increasing the
allowable commercial FAR from 1.5 to 2.5. ‘

NEXT STEPS

Wheaton Sector Plan Schedule 2011

February 28 Tentative Planning Board Worksession #7 (Continuation of
Worksession # 6, if needed)

March 17 Planning Board Meeting - Staff will seek permission from the
Planning Board to transmit the Planning Board Draft of the Sector
Plan. This will be the Planning Board’s last opportunity to make
changes to the Draft Plan.

April 15 Delivery of the Planning Board Draft of the Wheaton Sector Plan

ST:ha M:\Wheaton (Sandy)\Planning Board Packets\PB Worksessions\Worksession # 6\Planning Board
Worksession # 6 tracked changes accepted.doc

Attachment 1: Public testimony received
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