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PURPOSE OF THE TEXT AMENDMENT

To require site plan review for certain commercial projects in the C-2 zone, under
certain circumstances

BACKGROUND

The C-2 zone requires site plan review only in certain circumstances (mainly for building
height related reasons). In order to provide surrounding neighborhoods with more
detailed site design for large C-2 projects prior to construction (beyond the public
facilities required for preliminary plan approval), the sponsor of the text amendment
proposes to require site plan approval prior to the issuance of a building permit for any
commercial development of over 200,000 square feet in gross floor area located in a C-
2 zone that did not obtained a building permit prior to January 30, 2006.



ANALYSIS
The proposed text amendment languages is as follows:

59-C-4.358. C-2 zone—Site Plan Review.

Notwithstanding any provision to the contrary, site plan review under 59-D-3 is

required as a precondition for the issuance of a building permit for anv‘

commercial use_ in the C-2 zone with over 200,000 square feet of gross floor area

that did not receive a building permit before January 30, 2006. This requirement

for site plan review does not apply to any commercial use in the C-2 zone with

over 200,000 gross square feet of gross floor area that received a building permit
before January 30, 2006.

The zoning text amendment proposes to require site plan review for certain
commercial projects in the C-2 zone over 200,000 square feet of gross floor area.
The maximum FAR for commercial projects in the C-2 zone is 1.5. Therefore,
any property that fits the criteria will be located on a minimum of 3.06 acres.
There are currently 46 locations in the County of at least 3.06 acres (either
individual parcels or combined with adjacent parcels), most of which currently
have buildings on them. In addition, there are currently nine shopping centers in
the County (not including the Cities of Gaithersburg and Rockville) that are
greater than 200,000 square feet in gross floor area and zoned C-2 (see
Attachment 2). It should be pointed out that a typical shopping center is about .22
FAR, so that 200,000 square feet of single story retail translates into about 20 or
25 acres.

The text amendment language is unclear on whether additions to existing
development over 200,000 square feet would require site plan review. The
language is also unclear as to whether 200,000 square feet applies to a
single use or all uses combined. Further, does the "building permit" mean
the building permit for the entire retail center, or could it mean a building
permit for any pad site, inline store or anchor? Currently, it could be
interpreted to apply to any retail center that currently exceeds 200,000
square feet and is proposing a new pad site, because the pad site is a use
that did not receive a building permit before January 30.

After discussions with County Council staff, it was suggested that the
- aforementioned comments be included in the staff report to be discussed
during the Council worksession on this text amendment.

Site Plan Reqguirements in Commercial Zones




Site plan review is required for floating zones (where rezoning is required and more flexibility
in development procedures is balanced with compatibility with surrounding properties). The
floating zones include C-T, O-M, C-P, C-3, H-M and C-Inn zones. Site plan review is also
required in several euclidean zones where there is a proposed height above that of the zone
(in the C-O and C-2 zones) and in the C-6 zone where the minimum lot area is 40 acres (this
zone provides a more flexible approach to the design and development of low-density
regional commercial centers). Additionally, the C-1 zone requires site plan review for
development or redevelopment of any portion of land zoned C-1 where C-1 zoning is in
excess of 15 acres at one location.

As a background comparison, staff is also prowdmg language below that dlstlngulshes
between the C-1, C-2 and C-3 Zones.

It is the purpose of the C-1 zone to provide locations for convenience shopping facilities
in which are found retail commercial uses which have a neighborhood orientation and
which supply necessities usually requiring frequent purchasing with a minimum of
consumer travel. The C-2 zone (as described below in the policy discussion) provides
locations for general commercial uses serving the local and regional market. The C-3
zone is a floating zone (while C-1 and C-2 are Euclidean) and is intended to provide a
method for the orderly grouping and spacing of commercial development on properties
which abut or front on, and have access to, heavily travelled major highways with a
planned or existing pavement of at least 6 lanes, or on properties which are
recommended for such zoning on approved and adopted master plans. This zone is
intended to provide sites for commercial activities that may require large land areas and
do not depend upon adjoining uses for reasons of comparison shopping and pedestrian
trade. The frequency, design and location of points of direct access to the highway
must be controlled by restricting development to service road access, thereby
minimizing interference with-through traffic movements.

Policy Basis

The purpose of the C-2 zone is fo provide locations for general commercial uses
representing various types of retail trades, businesses and services for a regional or
local area. Typical locations for such uses shall include: central urban commercial
areas, regional shopping centers and clusters of commercial development. A further
purpose of this zone is to promote the effective use of transit facilities in Central
Business Districts by encouraging housing with commercial uses in close proximity to
Metro stations located in Central Business Districts.

As stated above, the C-2 Zone provides locations for various commercial uses serving
both the local and regional market. As the County comes closer to build-out, many of
our commercial and residential areas begin to blend together. As such, it becomes
even more crucial that major development/redevelopment of commercial areas receives
adequate public review to ensure compatibility with surrounding residential and non-
residential areas.



The zoning text amendment seeks to ensure compatibility with surrounding uses
by requiring site plan approval, which includes findings by the Planning Board of
compatibility, safety, efficiency and attractiveness with adjacent properties. -
Although the exact amount of square footage that triggers the site plan
requirement is certainly debatable, the 200,000 square foot number certainly
represents a significant amount of development, particularly in a redevelopment
scenario. Other factors such as the type of land use (for example, commercial
office versus retail), the size of the parcel and traffic generation should also be
considered in the review.

RECOMMENDATION

As stated above, detailed review and opportunity for public input for the County’s more
intensely developed commercial areas is a viable planning goal, especially since most
shopping centers are located in close proximity to residential neighbors. However, the
proposed language deserves additional analysis to clarify the intent. Staff recommends
that the Planning Board support the text amendment with a revision to clarify the intent,
as outlined by staff comments (in bold) on page two of this memorandum, to be
established during the County Council worksession.

Attachment 1 depicts the proposed text amendment as submitted.
GR '

Attachments

1. Proposed Text Amendment 06-05

2. Excerpt from the Montgomery County Shopping Center Directory
3 GIS Maps Depicting C-2 Zones in Montgomery County



ATTACHMENT 1

Zoning Text Amendment No: 06-05
Concemning: C-2 zone—Site Plan Review
Draft No. & Date: 1— 1/30/06
Introduced: January 31, 2006

Public Hearing: March 7, 2006; 1:30 p.m.
Adopted:

Effective:

Ordinance No:

COUNTY COUNCIL FOR MONTGOMERY COUNTY, MARYLAND
SITTING AS THE DISTRICT COUNCIL FOR THAT PORTION OF
THE MARYLAND-WASHINGTON REGIONAL DISTRICT WITHIN
MONTGOMERY COUNTY, MARYLAND

By: Councilmember Praisner

AN AMENDMENT to the Montgomery County Zoning Ordinance for the purpose of:

- requiring site plan review for certain commercial projects in the C-2 zone,
under certain circumstances; and
- generally amending the C-2 zone.

By amending the following section of the Montgomery County Zoning
Ordinance, Chapter 59 of the Montgomery County Code:

DIVISION 59-C-4 “COMMERCIAL ZONES”
Section 59-C-4.35 “C-2 zone-Purpose and development standards”
ARTICLE 59-D “ZONING DISTRICTS—APPROVAL PRODURES”

EXPLANATION: Boldface indicates a heading or a defined term.
Underlining indicates text that is added to existing laws
by the original text amendment.
[Single boldface brackets] indicate text that is deleted from
existing law by the original text amendment.
Double underlining indicates text that is added to the text
amendment by amendment.
[[Double boldface brackets]] indicate text that is deleted
Jrom the text amendment by amendment.
* * * indicates existing law unaffected by the text amendment.




ORDINANCE

The County Counéil for Montéomery County, Maryland, sitting as the District Council for that
portion of the Maryland-Washington Regional District in Montgomery County, Marjyland
approves the following ordinance:
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23

24

- Zoning Text Amendment 06-05

Sec. 1. DIVISION 59-C-4 is amended as follows:
DIVISION 59—C—4. ~ COMMERCIAL ZONES.

LI

59-C-4.35. C-2 zone —Purpose and development standards.

* ok ok

59-C-4.357. C-2 zone—Purpose ahd development standards.

- Residential development in the C-2 zone pursuant to 59-C-4.351(b) must include

Moderately Priced Dwelling Units (MPDUs) in accordance with the provisions of
Chapter 25A. | |
39-C-4.358. C-2 zone—Site Plan Review.

Notwithstanding any provision to the contrary, site plan review under 59-D-3 is

required as a precondition for the issuance of a building permit for any commercial

use in the C-2 zone with over 200.000 square feet of gross floor area that did not

receive a building permit before January 30, 2006. This requirement for site plan

review does not apply to any commercial use in the C-2 zone with over 200,000

gross square feet of gross floor area that received a building permit before January
30, 2006.

| Sec. 2. ARTICLE 59-D is amended as follows:

ARTICLE 59-D. ZONING DISTRICTS—APPROVAL PROCEDURES.

Plan Approvals Required

Development Project Plan Diagrammatic
Section Plan Optional Method Site Plan Plan
Zone ' Number (Division 59-D-1) { (Division 59-D-2) | (Division 59.D-3) | (Division 59-D-4)
* k%
C-P X
C-2 E
k% % g
X—Required.

M—Required only if optional regulations for MPDUs are used.
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Zoning Text Amendment 06-05

H—Required [only if over 3 stories or 42 feet in height].

N-——Required only if development exceeds FAR 0.25.

O Required only for optional method of developmént

E—Required only [for additional height in accordance with subsection 59-C-

4.351] m accordance with certain provisions of the C-2 zone.

Sec. 3. Effective date. This ordinance becomes effective immediately upon

Council adoption.

This is a correct copy of Council action.

Linda M. Lauer, Clerk of the Council
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