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 Staff recommends disapproval of the proposed acquisition and transmittal of comments to the Applicant. 
 Staff finds the proposed acquisition of the Property for the bus depot use is inconsistent with the 

recommendations of the Master Plan and the intent statement of the IM zone. Given the lack of 
information provided for analysis, the noise and air pollution typically associated with a bus depot could 
potentially be substantially higher than the light industrial interim uses envisioned by the Master Plan. A 
bus depot use of this Property could potentially have significant negative impacts regarding traffic, noise, 
safety, compatibility and environment on the surrounding uses, especially the residential Lincoln Park 
community. 

 The review of this is limited to the proposed acquisition of the Property for the purposes of parking and 
related function for an unspecified number of Montgomery County Public Schools buses only. Any 
development proposal for the property for this or other uses by the County will require a separate 
mandatory referral review by the Planning Board. 

 A Site Selection Study/Analysis has not been shared with Staff. Staff likely cannot support the acquisition 
of this site, or any other site, until a comprehensive analysis has been conducted and submitted for 
review. 

 

Summary 

 
MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.      
Date: 6-16-16 

1000 Westmore Avenue Acquisition, Mandatory Referral, MR2016028  

 

Patrick Butler, Planner Coordinator, Area 2 Division, Patrick.Butler@montgomeryplanning.org  301-495-4561  

Khalid Afzal, Planning Supervisor, Area 2 Division, Khalid.Afzal@montgomeryplanning.org  301-495-4650 

Glenn Kreger, Chief, Area 2 Division, Glenn.Kreger@montgomeryplanning.org  301-495-4653 

 Request for the acquisition of 1000 Westmore 
Avenue to relocate an unspecified portion of the 
Montgomery County Public Schools bus parking 
from the Shady Grove maintenance depot to this 
property (Attachment 1); 

 Located in the northwest corner of the 
intersection of Westmore Avenue and Ashley 
Avenue, Rockville, within the Upper Rock Creek 
Master Plan area; 

 Approximately 10.07 acres, IM-2.5 H-50 Zone; 
 Applicant: Montgomery County Office of the 

Executive; 
 Application accepted: 4/22/16. 
 
 
 
 
 
 

 

Description 
Completed: 6/6/16 

 

 

 

           PB

khalid.afzal
initials



2 

SITE DESCRIPTION 
 
The Property (outlined in red) is located in the northwest corner of the intersection of Westmore 
Avenue and Ashley Avenue within the 2004 Approved and Adopted Upper Rock Creek Master Plan 
(Master Plan) area. The Property abuts the City of Rockville on the north, west, and south. The uses to 
the south of the Property are predominantly residential. The uses to the north and east are 
predominantly industrial. The CSX and Metro lines abut the Property on the west, and the Montgomery 
College is located to the west of Rockville Pike (MD 355). There are various commercial properties along 
MD 355 across the railroad tracks to the west of the Property. 
 

 
Image 1: Vicinity Map 

The 10.07-acre (438,600sf) Property is an unrecorded parcel, Parcel P92 shown on Tax Map GR343. It is 
covered almost entirely with a gravel parking lot, and is currently used for outdoor storage of various 
vehicles, materials, and supplies. It gently slopes from west to east and has 7.97 acres of existing forest 
located along the western and southern borders of the Property. There are no streams, wetlands, 100-
year floodplains, steep slopes or highly erodible soils onsite.  
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Image 2: Site Aerial View 
 
PROJECT DESCRIPTION 

 
Background 
 
Annexation 
In 2006, the owners of the Property filed a petition (ANX 2005-00138) to annex the property into the 
City of Rockville in order to be able to develop it with residential uses. The request was reviewed by the 
Montgomery County Planning Board at a public hearing in November of 2006. The Planning Board 
agreed with its Staff’s analysis and recommendation that the proposed annexation was consistent with 
the 2004 Upper Rock Creek Master Plan (Master Plan), which had assumed that the Property did not 
have connections to water and sewer, and recommended “residential development for this property, 
which will allow for its annexation and reclassification of a residential zone by the City of Rockville.” It 
further recommended strong support for residential development of this property over the long term 
and to support recommendations in appropriate City of Rockville master plans for residential 
development, including elderly housing, if annexation occurs. (Page 31). 
 
The Applicant later withdrew the application stating the environmental hazards in the vicinity of the 
property documented by the Montgomery County Fire and Rescue Service (MCFRS), Local Emergency 
Planning Council (LEPC) as reason for withdrawing the application. 
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Preliminary Plan No. 120100170 
On March 24, 2012, by Resolution MCPB Resolution No. 11-134, the Planning Board approved 
Preliminary Plan No. 120100170, Lincoln Park, for one lot to construct a 15,000-square-foot material 
storage building and a 27,160-square-foot warehouse on the Property under the I-1 Zone. The City’s 
Mayor and the Chief of Planning wrote two letters opposing this Preliminary Plan primarily because the 
City’s 2007 Lincoln Park Neighborhood Plan and the Master Plan envisioned annexation of the Property 
and its long-term redevelopment as residential. 
 
The City was also concerned about potential impacts to the surrounding residential properties by the 
continued light industrial use on the Property. Specifically, the City was concerned about a lack of fire 
suppression service, the impact of additional traffic and access to the site, the potential for excessive 
noise generated by the proposed use, negative air quality, and visual impacts resulting from lighting of 
the site. Although the Property was located in the County, it was (and still is) outside of the Washington 
Suburban Sanitary Commission (WSSC) service district. The City of Rockville has provided water and 
sewer service to the Property via the existing 1” water and 4” sewer lines, which currently serve the 
600-square-foot office building on the site. The City felt that the industrial use of this property should 
not be continued, nor expanded, and refused to upgrade the capacity of the water and sewer lines for 
the light industrial use. It stated that if upgrades to the water and sewer services became necessary, or if 
fire suppression or fire hydrant coverage was insufficient, the City would request that the Property be 
annexed into the City to provide those upgrades. Per the City and MCFRS, the approved development 
would require the nearest hydrant to flow at 1,000 gpm, and according to the City’s flow test at the 
time, the nearest hydrant flowed at 1,024 gpm. 
 
Proposal 
 
Per the Maryland Annotated Code, Land Use Article Section 20-301, the Montgomery County 
Department of General Services (MCDGS) seeks a Mandatory Referral approval for the acquisition of the 
Property in order to relocate an unspecified portion of the Montgomery County Public Schools bus 
parking from the Shady Grove maintenance depot to this Property. The Property will be served by public 
water and public sewer by the City of Rockville. Any upgrades to the existing water and sewer lines are 
subject to approval by the City of Rockville.  This review is limited to the proposed acquisition request 
only. No plans, program of development or other details of the proposed use have been submitted to 
the Planning Department. 
 
Community Outreach 
Planning Department Staff mailed out a public notice on May 13, 2016, with the tentative Planning 
Board hearing date of June 16, 2016. 
 
Staff has received multiple letters, emails, and phone calls from various residents, civic associations, and 
the City of Rockville (Attachments 2 and 3). The Lincoln Park community’s concerns are centered 
primarily on the idea of locating a bus depot adjacent to a residential neighborhood, and on property 
that is ultimately planned for residential development by both the County and the City. The community 
is also concerned about devalued residential property near a use expected to generate noise, pollution, 
increased bus traffic, pedestrian and child safety issues, and the visual degradation of the site and the 
abutting areas. 
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City’s 2007 Lincoln Park Neighborhood Plan 
The single-family residential properties to the south of the Property are located within the City’s Lincoln 
Park Neighborhood Plan. An objective of the Neighborhood Plan addresses the Property specifically 
(referred to as the WINX site, p. 16): 
 

“Eliminate industrial uses and zoning for redevelopment areas such as the Board of Education 
property on North Stonestreet Avenue, the WINX site on Ashley Avenue, and the industrial 
areas on Frederick Avenue and North Horners Lane.” 

 
The City’s Neighborhood Plan encourages the redevelopment of this Property as residential, which 
should “seamlessly relate to the eclectic and vernacular nature of the existing homes in the Lincoln Park 
neighborhood”, and be a mix of single-family detached, attached, and semi-detached units. Given the 
Neighborhood Plan objective to eliminate industrial uses and zoning from this site the City does not 
support the proposed acquisition and use of this site for a bus depot. 
 
ANALYSIS 
 
Master Plan 
 
The proposed bus depot use is not in substantial conformance with the 2004 Approved and Adopted 
Upper Rock Creek Master Plan. The Master Plan identifies the Property as the WINX Property and 
contains the following recommendations (page 31): 
 

1. Retain the property in the I-1 Zone, to allow low-intensity light industrial uses that do not 
require community water and sewer service. 

2. Support strongly residential development of this property over the long term and support 
recommendations in appropriate City of Rockville master plans for residential development, 
including elderly housing, if annexation occurs. 

 
The Master Plan’s recommendations (Attachment 4) are premised in part on the conflicting situation 
that the Property was not within the City of Rockville’s boundary and therefore not eligible for City’s 
water and sewer service, but it was also not in the Washington Suburban Sanitary Commission’s service 
area, and therefore could not be served by WSSC.  As a result, the Master Plan assumed that the 
Property’s location outside the City limits meant that it was not being served. However, a small existing 
building on the site, it was later discovered, was indeed served by the City’s water and sewer service 
department.  
 
Because the property owners at the time of Master Plan update in 2006 had no plans to annex the 
Property into the City of Rockville, the Plan’s desired outcome—residential development adhering to the 
City’s Lincoln Park Neighborhood Plan—was uncertain. Other types of development—outdoor storage 
facilities, automobile parking or storage, for example—that did not require sanitary facilities were also 
possible. The Master Plan assumed that the radio transmission towers that occupied the site at the time 
were likely to remain for the life of the Master Plan since the owners of the Property had not expressed 
interest in annexation. Accordingly, the Master Plan contemplated light industrial activities and 
determined them to be an acceptable interim use of the Property. It therefore retained the existing 
light-industrial zone and assumed that in the long term the Property will be redeveloped with residential 
uses.  
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Staff believes that the amount of noise and traffic expected to be produced by a bus depot directly 
across Ashley Avenue from the Lincoln Park Neighborhood on the Property has the potential to go well 
beyond the low-intensity light industrial, and interim uses that were envisioned by the Master Plan. 
Although, given the limited information provided at this time, it is difficult to effectively analyze the 
negative impacts of the proposed use on the surrounding neighborhood, and where and when these 
impacts are likely to occur. Therefore, Staff believes that a permanent bus storage depot and related 
functions at this location would not be in substantial conformance with the Master Plan vision and 
recommendations for this Property.  
 
IM Zone 
 
The Property is zoned IM-2.5 H-50. As stated in the Montgomery County Zoning Ordinance, “The IM 
zone is intended to provide land for industrial activities where major transportation links are not 
typically necessary and noise, dust, vibration, glare, odors, and other adverse environmental impacts are 
usually minimal.” Staff believes that the use of the Property for a bus depot is contrary to the intent 
statement of the IM Zone.  According to the Zoning Ordinance, the IL (Light Industrial) Zone, “is 
appropriate as a transitional Industrial zone between a Residentially zoned area and land classified in 
the IM and IH zones.” Since no such transitional area exists between the residentially zoned area of 
Lincoln Park and the IM zoned Property, Staff believes any use on the Property should be carefully 
considered with respect to compatibility with the existing Lincoln Park Neighborhood located directly 
across Ashley Avenue, which is approximately 14 feet wide. 
 
Transportation 

Site Location and Vehicular Site Access Points 
The Property is located on the north side of Ashley Avenue between Westmore Avenue and the CSX 
railroad tracks, and is surrounded by the City of Rockville’s corporate limits on three sides. The two 
existing vehicular access points are from Ashley Avenue and Westmore Avenue.  The pavement width of 
most streets in the Lincoln Park Neighborhood are approximately 22 feet. Both Ashley Avenue and 
Westmore Avenue along with many of the streets and sidewalks in the Lincoln Park Neighborhood 
appear narrow and/or substandard.  Although it is difficult to effectively analyze the negative impacts of 
a bus depot on the surrounding neighborhood without analyzing the full program of development, Staff 
believes that the most likely route for the buses parked here--Westmore Avenue south to N. Horners 
Lane, southeast to Dover Street east, and then northeast to E. Gude Drive—will have significant negative 
impacts on these streets and the residential and others uses along this route. Going south directly from 
Ashley Avenue via N. Stonestreet Avenue will be even less desirable since the buses will travel a longer 
distance through narrow roads and residential uses before reaching a major street suitable for such 
traffic.  
 
Master/Sector-Planned Roadway and Bikeway  
Westmore Avenue runs along the eastern side of the property and is located within Montgomery 
County (i.e., outside the City of Rockville’s corporate limits). According to the Upper Rock Creek Master 
Plan, Westmore Avenue is designated as an industrial roadway with a 70-foot right-of-way and no 
bikeway. The existing Westmore Avenue has a right-of-way of 70 feet along the southern half and 35 to 
40 feet along the northern half of the property frontage. 
 
Ashley Avenue is located within the City of Rockville’s corporate limits. It is a secondary residential 
street that provides local access for up to 2,000 vehicles per day, and is not listed in the adopted 2002 
Rockville Comprehensive Master Plan. Currently, it has a 30-foot wide right-of-way (with approximately 
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14 feet of pavement), whereas the standard right-of-way width for a secondary residential road within 
the City is 50 feet. According to the adopted 2004 Rockville Bikeway Master Plan Update, a signed 
shared roadway is designated along Ashley Avenue.  
 
Available Transit Service 
The nearest transit service is provided by Ride On route 59 that operates on Frederick Avenue 
approximately 1,000 feet south the site. 
  
Pedestrian Facilities 
There is an existing four-foot-wide sidewalk on the opposite side of Ashley Avenue and no sidewalks 
along Westmore Avenue. 
 
Environment 
 
The Property contains 7.97 acres of forest and an existing Category I Conservation Easement onsite. The 
topography slopes from west to east but does not include any moderate or steep slopes. The Property 
contains no streams wetlands or environmental buffers and is within the Upper Rock Creek watershed; a 
Class IV watershed. The Montgomery County Department of Environmental Protection’s “Countywide 
Stream Protection Strategy” (February 1998) documents the subwatershed condition as poor. The 
proposed bus depot use on this site will likely result in the clearing of the site, and will likely necessitate 
the need to remove the Category I Easement onsite. 

 
CONCLUSION 
 
Staff finds the proposed acquisition of the Property for the bus depot use is inconsistent with the 
recommendations of the Master Plan and the intent statement of the IM zone. Given the lack of 
information provided for analysis, the noise and air pollution typically associated with a bus depot could 
potentially be substantially higher than the light industrial interim uses envisioned by the Master Plan. A 
bus depot use of this Property could potentially have significant negative impacts regarding traffic, 
noise, safety, compatibility and environment on the surrounding uses, especially the residential Lincoln 
Park community. Furthermore, Staff was not provided with a Site Selection Study/Analysis by DGS, thus, 
Staff likely cannot support the acquisition of this site, or any other site, until such an analysis has been 
conducted and submitted for review. Therefore, Staff recommends the Planning Board transmit 
comments to the Applicant recommending disapproval of the acquisition. 
 
 
ATTACHMENTS 

1. Acquisition Request 
2. City of Rockville Letter 
3. Community Correspondence 
4. Master Plan Recommendations (Pages 31 and 32) 
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WINX Property 
 
This 10-acre property is surrounded on three sides by the City of Rockville.  On the fourth, 
across Westmore Avenue, is Washington Gas Light Company’s storage facility.  The site is 
wooded and is currently used to house radio transmission towers.   
 
The WINX property can only be reached through Rockville’s Lincoln Park community, one of 
the County’s oldest African-American communities.  It is bounded on three sides by the City of 
Rockville, and, importantly, is located in Rockville’s water and sewer service district and outside 
the established limits of the Washington Suburban Sanitary District. Therefore, any relatively 
intensive residential or non-residential use requires the property to be annexed, because existing 
city policy allows for the provision of water or sewer service only to properties within the city’s 
corporate limits.  WSSC’s water and sewerage systems cannot reasonably serve this site. 
 
The City has included this parcel within its Urban Growth Limits, which encompass areas the 
City considers within its policy and land use planning “sphere of influence.”  It meets criteria 
established in 1970 for setting these limits. It is in an area that can be efficiently served by City 
water and sewer service and it is logically part of the Lincoln Park neighborhood.  The City’s 
1993 Master Plan reiterated recommendations from a 1984 Neighborhood Plan for Lincoln Park 
for residential development of the property in the city’s R-60 Zone.   
 
The property’s sewer and water service status limits its usefulness for light industrial uses to 
low-intensity uses, such as outdoor storage or off-street parking, that do not require sanitary 
sewer service.  The radio transmission towers now on this property may remain in place for the 
life of this Master Plan, and the owners of the property have not expressed interest in annexation, 
which they must initiate.  The ability to use the property for light industrial uses that do not 
require infrastructure should therefore not be foreclosed. 
 
This Plan recognizes that the 10-acre WINX property has issues of access and compatibility that 
diminish its usefulness for light industrial activities.  For the long term, this Plan recommends 
residential development for this property, which will allow for its annexation and reclassification 
to a residential zone by the City of Rockville. The City maintains a Moderately Priced Dwelling 
Unit program similar to the County’s and development of this property would include such units.  
The property also is suitable for an elderly housing project.  Such a project, designed in a way 
that insures compatibility with the Lincoln Park community, could make a significant 
contribution to affordable or elderly housing.   
 
Recommendations 
 

• Retain the property in the I-1 Zone, to allow low intensity light industrial uses that do not 
require community water and sewer service. 

 
• Support strongly residential development of this property over the long term and support 

recommendations in appropriate City of Rockville master plans for residential 
development, including elderly housing, if annexation occurs. 

Upper Rock Creek Area Master Plan 31  Approved and Adopted – April 2004 
 

Attachment 4



PROPOSED LAND USE/ZONING – WINX PROPERTY  

Upper Rock Creek Area Master Plan 32  Approved and Adopted – April 2004 
 
Upper Rock Creek Area Master Plan 32  Approved and Adopted – April 2004 
 




