Stonestreet Avenue Redevelopment Implementation Plan

City of Rockville, Maryland

DRAFT /
NOT ADOPTED
January 2006

1

City of
Rockville

DRAFT / NOT ADOPTED

Stonestreet

Avenue
Redevelopment Implementation Plan

Prepared For:
The City of Rockville
111 Maryland Avenue
Rockville, Maryland 20850

Prepared By:
HRG Consultants, Inc.
7921-B Glenbrook Road
Bethesda, MD
301.656.9471
www.hrgconsultants.com
Thomas Point Associates, Inc.
Gorove/Slade Associates, Inc.
Paradigm Design
Miller, Miller & Canby, Chartered

SARI

DRAFT / NOT ADOPTED

City of
Rockville

DRAFT / NOT ADOPTED

Credits
Stonestreet Avenue Redevelopment IMPLEMENTATION
Task Force
Steve Johnson, Chair
Joe Brito
Phil Cantelon
Lee Caplan
William Conley
Patricia Dubroof
Rick Ellinger
Ruth Hanessian
Wayne Harrison
Dan Hertz
Glenn Looper
Phyllis Marcuccio
Tolulope Odunlami
Lisa Petrovich Smith
Anita Summerour
Janice Turpin
Gene Walker
Robin Wiener
Geraldine Evans Wilson
Joy Young

The City of Rockville
Sondra Harans Block, Assistant City Attorney
Art Chambers, Director, Community Planning & Development Services
Deane Mellander, Planner III, Community Planning & Development Services
Sandra Marks, Planner III, Community Planning & Development Services
Anne Wallas, Planner II, Community Planning & Development Services
Nancy Williams, Community Planning & Development Services Specialist
Scott Ullery, City Manager
Jim Wasilak, Chief of Planning, Community Planning & Development Services

Mayor and Council

Larry Giammo, Mayor
Robert E. Dorsey, Council Member
Susan R. Hoffman, Council Member
Phyllis Marcuccio, Council Member
Anne M. Robbins, Council Member

DRAFT / SARI
NOT ADOPTED

City of
Rockville

DRAFT / NOT ADOPTED

Table of Contents

Page #

i

EXECUTIVE SUMMARY …………………………
Introduction and Background
Planning Process
Priority Actions
Section I.

NEIGHBORHOOD IDENTITY …………………… 1
Gateway
Promenade
Parks and Community Gathering Areas
Arts and Entertainment

Section II.

URBAN DESIGN ………………………………
Boulevard
Streetscape Plan

23

Section III.

TRANSPORTATION ……………………………
Realignment
Traffic calming
Trolley Service
Pedestrian Crossover

33

Section IV.

STONESTREET AVENUE CORRIDOR
REDEVELOPMENT…………………………….
Live work Units
Existing Business Incentives

Section V.

43

TOWN CENTER EAST ZONE…………………... 53
Text Amendment
Character code

IMPLEMENTATION SCHEDULE………………... 61

APPENDIX …………………………………. A-1

DRAFT / SARI
NOT ADOPTED

Stonestreet Avenue

2 City of

Rockville

Redevelopment Implementation Plan

DRAFT / NOT ADOPTED

EXECUTIVE SUMMARY
Introduction and Background
Planning Process
Priority Actions

SARI Plan

DRAFT / NOT ADOPTED

City of
Rockville

DRAFT / NOT ADOPTED

Executive Summary

Introduction
The Stonestreet Avenue Redevelopment Implementation
(SARI) Plan establishes implementation mechanisms for
the Stonestreet Avenue Corridor through a thorough
analysis and an examination of the feasibility and practical
application of the recommendations in the East Rockville
Neighborhood Plan (ERNP), and the draft Lincoln Park
Neighborhood Plan (LPNP). The SARI Plan provides
guidance for each of the ERNP recommendations for the
Stonestreet Corridor but, more importantly, outlines an
approach to execute the vision set forth in the ERNP.
Specific implementation actions describe how to create a
vibrant, livable, and active neighborhood center for East
Rockville and Lincoln Park.
This Executive Summary provides an overview of the
background and planning process for the preparation of
the SARI Plan. It highlights the priority actions outlined in
each of the Sections of the SARI plan where more detail is
provided on each in addition to other actions not identified
as having priority. Each action in the SARI Plan is compiled
into a table under the Implementation Schedule after
Section V. The Implementation Schedule provides the cost
estimates, timing and funding sources for each
Implementation Action in the SARI Plan.

Background
The ERNP was approved and adopted by the City of
Rockville (City) on March 8, 2004. It was noted in the
ERNP under “Recommendations for Further Study” on page
67
that
the
“complexities
associated
with
the
redevelopment of the Stonestreet Avenue Corridor (Study
Area or Stonestreet Corridor) and the Rockville MetroRail
station site warrant planning and engineering studies that
are beyond the scope of this neighborhood plan”. The Plan
therefore recommended undertaking an “Implementation
Strategy Study”. The SARI Plan is that study.

SARI Plan

i

The Stonestreet Avenue
Corridor is located on the east
side of the railroad tracks near
the Rockville MetroRail station
on
North
and
South
Stonestreet Avenues.
South Stonestreet Avenue
separates the East Rockville
neighborhood
from
the
Rockville MetroRail station
property. North Stonestreet
Avenue is a predominately
service
industrial
street
between the East Rockville
and
Lincoln
Park
neighborhoods
and
the
Metro/CSX railroad tracks.
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Stonestreet
Avenue
separates
existing
industrial and service commercial uses on the
west and stable historic neighborhoods of
Lincoln Park and East Rockville on the east.
The
Stonestreet
Study
Area
although
geographically close to the Rockville Town
Center has significant barriers between them.
These barriers include railroad tracks, abovegrade rail overpass and Rockville Pike.
Proximity to the Rockville MetroRail Station
and the Town Center has
The land uses along North and South
Stonestreet
Avenues
have
distinct
characteristics. Planning for the Stonestreet
Avenue Corridor in the ERNP and the LPNP
North Stonestreet Avenue
reflects this. Tying the two together seamlessly
is an important aspect of the SARI Plan. Accomplishing this
will improve the pedestrian and vehicular flow within the
neighborhoods and along the Stonestreet Avenue Corridor.
It will create a recognizable image and sense of place for
East Rockville.
The Stonestreet Study Area is economically healthy and
one of the few remaining close-in industrial areas. It
provides a convenient service with public transit nearby
and has the support of its residents and business owners
to retain some of those services. The Stonestreet Avenue
Corridor has a unique opportunity with its industrial flair to
become a place that is different from but complements the
Town Center and Rockville Pike Corridor.

The Stonestreet Corridor can be seen in this photograph to the north and east of the Rockville MetroRail
Station.

iii
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Planning Process
To fully engage residents, business and property owners in
the planning process, the Stonestreet Avenue Task Force
was appointed by the Mayor and Council to help guide the
recommendations in this Plan. A Kick off meeting with the
SARI Plan Task Force, the City staff, and the Consultants,
was held on June 1, 2004. Task Force meetings were
subsequently held every month through January 2005
starting again in January 2006. Input from the Task Force
set the blueprint for this Plan’s implementation actions.

Task Force members explore options for
the streetscape design.

The planning process for the SARI Plan was the next step
toward implementing the ERNP. The ERNP defined a vision,
established goals, and defined specific recommendations,
which require effective strategies for implementation that
were developed in the SARI Plan. The overall objectives of
the SARI Plan are centered on four main topic areas: land
use and zoning, economic development, transportation,
and urban design. The Task Force was divided into three
subcommittees to discuss in detail the potential
implementation options for the topic areas with
transportation and urban design being combined.

Task Force members explore options for the
streetscape design.
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Figure 2: East Rockville Planning Areas
This map shows the Study Area in relation to the City of Rockville’s adjacent planning areas.
They include the East Rockville and Lincoln Park Neighborhoods, and the Town Center.
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Priority Actions
It is anticipated that it will take fifteen to twenty years to
accomplish the actions outlined in the SARI Plan and that
some of them, although ambitious, provide the
implementation mechanisms to achieve the ERNP vision.
The SARI Plan identifies those priority actions that should
be implemented within five years and those that can be
accomplished over a longer period of time. Some actions
are ongoing activities requiring staff administration or
other organizational development activities. The following
are the priority actions outlined in the SARI Plan, which are
detailed in Sections I – V. Each action as listed below is
identified with a number (i.e. Action Item V.1)
corresponding to the section and action number in that
section.
Town Center East Zone
Action Item V.1
Prepare a Sectional Map Amendment and Zoning
Text Amendment based on the SARI Plan for
adoption by the Mayor and Council.
The Sectional Map and Zoning Text Amendments along
with the necessary public hearings and legislative steps
should be implemented upon completion of the SARI
Plan to put into place the proposed Town Center East
(TCE) Zone. The proposed TCE Zone does not conform
to the current City of Rockville Zoning Ordinance and
must be revised so that the City Council can implement
and property owners can conform to the provisions of
the TCE Zone.
Action Item I.13
Revise Chapter 25, Article I: In General and Article
XI: Signs of the City of Rockville Zoning ordinance
to address murals
Revisions to this chapter will clarify the distinction
between signs and artistic murals and should be
undertaken as soon as possible upon adoption of the
SARI Plan.
Action I.7
Partner with Metropolitan Center for the Visual Arts
Rockville (MCVAR) or others to encourage the
establishment of an enclave of artist studios and
activities along Stonestreet Avenue.
Metropolitan Center for the Visual Arts Rockville will be
relocating to a new building in Rockville Town Center and

vi
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expanding its current program activities.
Coordination
with private development and the MCVAR will be ongoing
to establish locations for artist space, and to promote and
program activities, such as Art Walks, to market them.
Physical Improvements
Action Item I.1
Create a Park Road Gateway
Streetscape and other place-making improvements at
the Park Road Gateway should provide a strong visual
and pedestrian connection between the Town Center
and the Stonestreet Corridor. The Park Road Gateway
is the area that begins on the west side of the Railroad
overpass at Rockville Pike and continues through the
intersection of Park Road and North Stonestreet
Avenue. Bringing attention to the Park Road Gateway
is critical to ensuring that it establishes East Rockville
as its own distinct and special place and introduces
pedestrians and vehicles to East Rockville. The Park
Road Gateway is Phase I of the entire streetscape
improvement plan for the Study Area.
Action Item I.2
Encourage Gateway Elements in Private
Development
Encourage the incorporation of gateway design
features into the building facades and site
development plans for new projects that front onto
Park Road and the first block of North Stonestreet
Avenue. During the development review application
process, redevelopment and site improvements to
existing properties should be guided and coordinated
to effectively provide gateway elements that
complement each other.
Action Item II.1
Design and construct streetscape improvements on
North and South Stonestreet Avenues to enhance
the pedestrian environment and encourage
redevelopment opportunities.
It is recommended that the proposed streetscape
improvements as defined in the SARI Plan be
constructed by the City of Rockville.
The various
elements of the streetscape improvements include
narrowing the road on North Stonestreet Avenue in

vii
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Phase II and adding a landscape boulevard on South
Stonestreet Avenue in Phase III.
Business Assistance
Action Item IV.2
Identify sources and methods of assistance for
business development.
The City should consider the following mechanisms to
assist
and
encourage
businesses
to
make
improvements or upgrades to their properties:
•
Create a Targeted Loan/Grant Program in the
form of a Revolving Loan Fund (“RLF”).
•
Institute a program of property tax abatement
for improvements to existing Stonestreet
properties.
•
Identify other sites in the City or County for
development of a “commercial service park” or
business service center.
Action Item V.2
Provide design guidance and assistance to
maintain, improve and redevelop properties along
Stonestreet Avenue.

Existing businesses on Stonestreet Avenue

viii

Similar to a Main Street program, an Architect or
Landscape Architect provides a property owner
with design options that can improve the building
or site’s appearance.
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These architectural character sketches are illustrations of schematic ideas for the potential redevelopment
at along North Stonestreet Avenue. The top sketch depicts how new development can be built alongside an
existing one-story industrial building. This type of development should retain the low-scale character that
exists today and reflect the historical development of the corridor. New infill development should locate
parking behind buildings and create a pedestrian active street by locating buildings close to the street. The
bottom sketch depict a potential for a signature building at the corner of Park Road and North Stonestreet
Avenue in a mixed use development at a higher density that would wrap an above-grade parking structure
or provide underground parking at this location.

ix
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Section I:
Neighborhood Identity

The ERNP reflects the neighborhood’s intent to enhance the
physical environment for East Rockville’s stable and secure
community and to foster a stronger sense of identity for its
residents and visitors.
The following recommendations define a unique identity for the
East Rockville community intended to:
1.

Create a distinctively and welcoming gateway.

2.

Improve the appearance of the streets.

3.

Establish public places that encourage neighborly
interaction.

South Stonestreet Avenue and
Park Road

Gateways
ERNP Recommendation
Beautify the neighborhood and create an entrance feature or
gateway for the East Rockville neighborhood.
Creating a gateway for the East Rockville neighborhood is a
key element in defining a unique and recognizable identity.
Gateways can be many things but in the context of this Plan,
they are those improvements that contribute to a distinct
urban character and identity at the primary vehicular and
pedestrian entrances to the neighborhood.
The proposed
gateways include:
Primary Gateway
• Park Road at the Metro/CSX railroad tracks.
Secondary Gateways
• South Stonestreet Avenue and Baltimore Road
• North Stonestreet Avenue and Lincoln Avenue.
Other Gateways
• MetroRail entry and pedestrian overpass from Town
Center
• The Unity Bridge and New Street pedestrian overpasses.
• All east-west neighborhood streets intersecting with
Stonestreet Avenue.

Urban gateway feature

The gateway improvements for the Stonestreet Corridor should
have a consistent thematic message and reinforce the primary
characteristics or desires of the neighborhood, including:

SARI Plan
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Existing conditions at the intersection of Rockville Pike and Park Road, at the Gateway to East Rockville

•
•
•
Gateways:






Are defined as
entrance design
elements that are
larger, taller,
decorative and
have special
materials, signage
or lighting that
make them stand
out from their
surroundings.
Occur at places
that serve to
announce an
area’s distinction
from the
surrounding urban
fabric.
Establish or
reinforce a special
“theme” for an
area, such as
history, the arts
or technology.

•

Mixed use and neighborhood vitality.
Historic residential neighborhood.
Industrial area with modern features and design
elements.
Light industrial and production arts.

For the Stonestreet Corridor, the SARI Plan is recommending
that the gateway areas are a primary location for public art.
The display of durable public art works as part of the
streetscape elements, and in pocket parks and gathering
areas, will give visual cues about the area’s character,
encourage the use of the public realm and enhance the vitality
of the street.
Other gateway design elements that are recommended:
Streetscape Elements
• Specialty signs (neighborhood identification and
wayfinding).
• Freestanding sculptural art and murals.
• Arches, masonry piers, and decorative ironwork.
• Decorative paving (i.e. colored concrete, asphalt,
concrete pavers, brick, stone or other material to
highlight pedestrian areas and to beautify study area) at
key intersections, crosswalks, courtyards, and entrances
to buildings.
• Decorative pedestrian lighting (freestanding or buildingmounted).
• Landscape treatments.
• Street amenities (furniture, planters, bollards and
kiosks).
Building Elements
• Arches and signs incorporated into building facades.
• Vertical architectural elements, especially when buildings
are located at corners and intersections (towers, spires,
drums, domes and decorative roof elements).

2
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•
•

Building
entrances,
especially
at
corners
and
intersections.
Special lighting treatments, such as artistic neon or
spotlighting of architectural details.

Implementation Actions
Within 5 years
I.1

•

•
•
•
•

•

Create a Park Road Gateway
Bringing attention to the Park Road Gateway is critical to
ensuring that it introduces pedestrians and vehicles to
East Rockville and creates its own distinct and special
place. It also should provide a strong visual and
pedestrian connection between the Town Center and the
Stonestreet Corridor. To encourage this gateway
development, the following are recommended:
Install a welcome sign at Park Road and Rockville Pike
before the railroad overpass.
Contract with an artist to design a neon sculpture for
installation on the railroad bridge as an entry feature and
to provide light underneath.
Introduce pavers on Park Road under and/or near the
bridge as a welcome mat.
Encourage the installation of public art at the:
Park Road and North Stonestreet Avenue
intersection.
Proposed north MetroRail station entry and
plaza on the corner of Park Road and
Rockville Pike.
Incorporate decorative gateway elements within the
proposed streetscape improvements on Park Road
including:
Decorative wayfinding signs.
Landscape medians.
Decorative
paving
for
sidewalks
and
crosswalks.
Street
amenities
including
landscape
planters, benches, seat walls, bicycle racks
and kiosks.

Public Art Program
Delta, Colorado

Decorative paving

Implementation Steps and Phasing
The Park Road Gateway is a priority project although specific
areas of the gateway will need to be done when WMATA

SARI Plan
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constructs the redevelopment plans for the MetroRail station
site. It is recommended that this project is the first phase of
the Stonestreet Avenue Streetscape Improvements.
Within five years:
Cooperative Agreement
1. Partner with WMATA on the design and construction.
2. Coordinate with CSX to establish an agreement to install
artwork on the railroad bridges.
Design Competition
3. Work with the Department of Recreation and Parks and
the City’s Cultural Arts Commission to contract with an
artist or to administer a design competition for the
gateway neon sculpture.
4. Seek funds through corporate sponsorships, private
donations and Art in Public Places Program funds.
Design
5. Seek funds.
6. Develop scope of work for Request for Proposals.
7. Announce and award contract through the RFP process.
8. Administer design and construction documents
Construction
9.
Seek funds.
10. Construct Park Road Gateway.
Design concept for overpass gateway treatment with a neon light sculpture under and on the side of the railroad overpass

Existing conditions looking from Park Road
to Town Center

Design concept for gateway
sign/sculpture on railroad overpass

4
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Existing conditions looking from Park Road to Town Center

Art work on rail road cross over

3 dimensional Identity feature
Artwork

Pocket park

Façade Improvement

Landscape median

New paving

Recommended streetscape enhancements on Park Road
Recommended streetscape improvements on Park Road

SARI Plan
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Within five years:
Cooperative Agreement
1.
Partner with WMATA on the design and construction.
2.
Coordinate with CSX to establish an agreement to
install artwork on the railroad bridges.
Design Competition
3.
Work with the Department of Recreation and Parks and
the City’s Cultural Arts Commission to contract with an
artist or to administer a design competition for the
gateway neon sculpture.
4.
Seek funds through corporate sponsorships, private
donations and Art in Public Places Program funds.
Design
5.
Seek funds for construction documents.
6.
Develop scope of work for Request for Proposals to
hire a consultant to prepare construction documents.
7.
Announce and award contract through the RFP
process.
8.
Administer final design and construction documents
Construction
9.
Seek funds for construction.
10. Construct Park Road Gateway.
Within 1 year
I.2

Encourage Gateway Elements in Private Development

Encourage the incorporation of gateway design features into
the building facades and site development plans for new
projects that front onto Park Road and the first block of North
Stonestreet Avenue. During the development review
application process, redevelopment and site improvements to
existing properties should be guided and coordinated to
effectively provide gateway elements that complement each
other.
Market Commons
Clarendon, Virginia

Gateway design elements include building entries, vertical
elements, such as towers, and roof designs that emphasize a
corner or visual focal point.

6
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Implementation Steps
1.

Ongoing consultation between the City and private
developers should begin at the earliest design phase of
the project.

Promenade
ERNP Recommendation
Support promenade concept from Park Road across MD 355 to
increase pedestrian access between East Rockville and the
Town Center.
The Park Road Gateway will create visual elements that will
attract pedestrians from the Town Center and establish an
important identity for East Rockville. Sidewalk amenities on
Park Road extending to and from MD 355 will visually and
physically extend the amenities of the Town Center and will
improve
the
pedestrian
connection
to
Stonestreet.
Additionally, improving the pedestrian connection across MD
Route 355 is critical to implementing the promenade concept.

Park Road at the CSX and Metro
Railroad Bridge looking towards the
Town center

Implementation Actions
Within 1 year
I.3

Extend the Park Road Gateway onto and across MD
Route 355.

The promenade concept as part of the Park Road Gateway
includes the following:

•
•

Enhanced crosswalks on MD Route 355 with pavers
that better define the crosswalk and create a surface
that warns the driver.
Improved signalization of lights to allow for a
convenient and safe way for pedestrians to cross MD
Route 355.

Implementation Steps
1.

Begin work immediately with the MD State Highway
Administration to initiate a study to improve
signalization for both pedestrians and vehicles.

SARI Plan
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2.
3.
I.4

Prepare recommendations on improved signalization
and crosswalk improvements.
Construct crosswalk and signalization improvements.
Coordinate with WMATA to construct a civic plaza at
the entry to the proposed MetroRail station at the
corner of Park Road and MD Route 355.

Reconfigure the existing WMATA parking lot with added
amenities to redefine the corners as an active civic plaza.
Recommendations include:
1.
2.
Vending Kiosk Streetline L
Wall USA, Inc.

3.

8

Gateway awning or entry portico to Station.
Plaza design for seating and gathering with amenities
that buffer the noise from Rockville Pike.
Introducing a newsstand, book café or other
establishment that can service metro riders.

City of Rockville

DRAFT / NOT ADOPTED

Section I:
Neighborhood Identity

Parks and Community
Gatherings
ERNP Recommendation
Identify potential sites for “pocket parks” and passive
community gathering areas. One potential park site is located
on the north side of Crabb Avenue, just east of the
redevelopment area on Stonestreet Avenue.
Create parks along the Boulevard, a possible sculpture garden
and train garden.
Parks enhance the health and beauty of communities.
Opportunities for pocket parks and other community gathering
spaces are incorporated into the Stonestreet Corridor. The goal
of a “Pocket Park” is to offer a safe space for which the
community has a strong sense of ownership, a place where
kids can play without having to worry about their safety and
where all can gather to enjoy the activity of the street.
Pocket parks should be intimately related to the street.
Ideally, they should be extensions of, or spaces that open onto
active urban streets. Pocket parks can be part of the public
realm – owned and managed by the locality; or they can be
semi-public – privately owned and managed but open to the
public with use parameters defined. In the Stonestreet district,
there is a limited amount of publicly owned land on which to
develop pocket parks.
With redevelopment, opportunities for public pocket parks,
plazas and courtyards may open up through redevelopment. A
pocket park may be a landscape oasis or urban courtyard but
should be defined by the design of the building and site
conditions. Whether public or private, land should be set aside
through the negotiation of art and landscape easements,
agreements, land swaps, dedications or outright purchase.

The quality of life in any urban
area is significantly increased by
the
addition
of
access
to
recreational opportunities and the
natural environment.

The size of a park can and should vary depending on the
intended use of the park and its location but should be of a
size that provides a welcoming space for leisure activity.
Pocket parks are small intimate places to relax at lunchtime,
read a book or gather with friends, display art and can be
easily incorporated into development along a street or within a
courtyard of a proposed development. Pocket parks are
proposed for the Stonestreet Corridor. City and County parks
are places that provide play equipment for children, active

SARI Plan
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sporting opportunities and larger recreational facilities that
may be incorporated with natural resource areas.

Implementation Actions
Within 5 - 15 years
I.5

Incorporate pocket parks in development projects.

The City is already working with the Montgomery County
School Board and WMATA potential redevelopment projects to
encourage the incorporation of public and civic spaces that
open onto Stonestreet Avenue or Park Road. The pocket parks
should have direct visual and pedestrian connections to
Stonestreet Avenue and Park Road. These parks should be
designed as inviting, pedestrian-scaled gathering places with
seating, landscaping and public amenities such as fountains or
public art.
Priority sites for pocket parks include the following locations:

•
•
•

Adjacent to the Park Road/Stonestreet intersection.
At or near the MetroRail entrances.
Where the east/west residential streets come into
Stonestreet Avenue at:
- England Terrace
- Woodland Road
- Crabb Avenue
- Howard Avenue
- Highland Avenue
- Reading Terrace
- Croydon Avenue
- Baltimore Road
- Reading Avenue

Implementation Steps
1.

Ongoing consultation between the City and
private developers should begin at the earliest
design phase of the project.
2.

Coordinate with the Department of
Recreation and Parks to work with
private developers in defining the type,
size and activity that will occur in a

10 City of Rockville
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proposed pocket park. Each pocket
park should provide a public space that
can be used for different purposes
rather than all of the pocket parks
being designed to provide the same
activity in each. Coordination by City
staff should assure diversity.

I.6

Install street trees along neighborhood streets.

To further enhance the connections between the existing East
Rockville neighborhood and Stonestreet Avenue, street trees
on streets perpendicular to Stonestreet Avenue. A second
phase of a street tree improvement plan should include the
installation of street trees throughout the neighborhoods of
Lincoln Park and East Rockville.

SARI Plan
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Art and Entertainment
Artist Venues
ERNP Recommendation
Promote the North Stonestreet Avenue area as a “cultural arts”
center for Rockville with strong emphasis on luring craftsmen,
artisans, and those involved in other creative endeavors to
enhance this part of the city as an Arts and Entertainment
Center.
The arts generated a record breaking $911 million in economic
impact for Maryland in fiscal year 2003, up from $898 million
the previous fiscal year, according to a recent study released
by the Maryland Department of Business and Economic
Development (DBED). The presence of a number of arts
programs in the City of Rockville and the State of Maryland
present opportunities to advance the vision of an eclectic arts
district with light industrial uses, studios, artists’ live work
spaces, art galleries and related retail in the North Stonestreet
Corridor. Stonestreet Avenue presents a unique but
challenging situation because of the existing industrial uses
that could be used for glass-blowing, metal welding and
sculpting, pottery and other similar art uses. This effort will
require coordination and administration by the City of
Rockville, potential subsidies, funding assistance from
corporation and marketing.

Implementation Actions
Within 1 year
I.7

Partner with Metropolitan Center for the Visual Arts
Rockville (MCVAR) or others to encourage the
establishment of an enclave of artist studios and
activities along Stonestreet Avenue.

Metropolitan Center for the Visual Arts Rockville will be
relocating to a new building in Rockville Town Center and
expanding its current program activities. This proposed multimillion dollar facility will have public gallery spaces and
exhibition space in addition to a children’s discovery center.
Spaces for glass blowing, stone carving, RAKU firing and other
art-related activities that require large open spaces will not be

12 City of Rockville
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permitted in the proposed building. Industrial buildings with
bays that have large doors to the outside currently located on
Stonestreet Avenue may present an option for some artists.
Establishing a cluster or enclave of artist space is preferred,
which is then linked to the outreach program of Rockville Art
Place. Linking many art and cultural activities can increase the
variety and number of art related events, especially if
marketed and promoted.
This will require the City of Rockville to meet with the MCVAR
to determine the feasibility and parameters for the type of
space artists may need the process for bringing artists and
private property owners or developers together, and any
associated costs to accomplish this action. Coordination with
private development and the MCVAR will be ongoing to
establish locations for artist space, and to promote and
program activities, such as Art Walks, to market them.

Artist Studio
Prince George’s County, MD

Within 5 – 10 years
I.8

Create an entertainment venue of some type or a
cluster of working artists.

The City can take advantage of the arts by taking the lead in
creating the conditions that will make the creation of an
entertainment venue or cluster of artists feasible. Rather than
creating an arts district, incentives could be provided which
would facilitate the development of workspace and housing for
artists. There is nothing inherently appropriate about the
location of Stonestreet Avenue except that arts might do well
in a location that offers lower rents and has industrial space
conducive to larger art production activities.
Mechanisms such as a local housing trust fund for affordable
housing and artists’ easement programs would be beneficial.
Property tax credits for the renovation of older structures,
although few exist on Stonestreet Avenue, exemption from
admissions and amusement taxes and abatement of property
taxes on improvements associated with arts related uses could
help promote an eclectic mix of artists and arts stores.

SARI Plan
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Within 10 – 15 years
I.9

Create an Arts district to promote awareness and
appreciation of the arts.

With passage of Senate Bill 586, Smart Growth – Arts and
Entertainment Districts in 2001, Maryland became the first
state in the nation to develop arts and entertainment district
incentives on a statewide basis. Under this law, the city may
apply for state designation to create an arts and entertainment
district. Designation can further stimulate neighborhood
revitalization, improve safety, attract tourists and spur
business activity while supporting artists and art organizations.
There is no direct revenue generated by creating an arts
districts but rather indirect benefits and revenue stimulated by
marketing and promotion, and redevelopment.

Implementation Steps and Phasing
Lincoln Park Community Center
Frederick Avenue, Rockville
Artist: Judy Byron

The State application process as defined in Appendix C can be
completed within 90 – 120 days and includes the following:
1) City applies for designation (City Council must
approve). Estimated time- 1 month.
2) State review committee evaluates application upon
receipt of application on April 1 or October 1 and
forwards recommendation to the Secretary of DBED.
3) The Secretary of DBED designates area within 60 days
of submittal.
4) County grant tax credits to eligible businesses
(indefinite).

Public Art
ERNP Recommendation
Strongly support the creation of private art in public places and
in private development with easement programs, and
encourage the use of trees, shrubs and rooftop gardens with
City-sponsored landscape easement programs.
Public art differs from art created for display in a museum,
gallery, or other public place, and from art collected by
individuals. In general, the community is the client and they
take a prominent role in the commissioning of a piece of public
art. Public art is also commissioned with private or public
funds and should require standards and a degree of
accountability. The City’s Arts Division in the Department of
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Recreation and Parks with the Cultural Arts Commission has
administered the Art in Public Places Program since 1978 and
has a collection of 36 permanent art installations and is
committed to annually supporting temporary art installations.
Public art requires high standards for durability to and safety.
Outdoor materials designed for a life span of 20, 30 years or
more are typical. Alternatively, a temporary installation, such
as the Christo ‘Gates’ exhibit in New York’s Central Park offers
an opportunity to change the display of art or use of a pocket
park. Another temporary public art venue is the fundraising
project that places art throughout a community that is later
sold through an auction. Examples of this
include Washington, DC’s elephant and donkey
sculptures, Baltimore’s fish sculptures and
Norfolk, Virginia’s mermaid sculptures.
Public art can take many forms. In general, the
types of works that are appropriate for the
Stonestreet Corridor include:
pedestrian-scaled
• Monuments
architectural elements installed in the
street.
• Fountains – including water sculptures
and other water elements.
• Artistic Paving – including mosaics,
decorative paving, inset plaques and
decorative castings.
• Artistic street furniture – including conventional
streetscape elements such as light standards, benches
and bollards that are specially commissioned and done in
artistic ways.
• Sculpture - in the round, bas-relief, kinetic works
(mobiles), electronic works, light works; formed from
any material that provides the type of durability required
for the project.
• Mixed-media video and computer-generated works collage, photography and Installations.
• Earthworks and environmental artworks.
• Murals, drawings, and paintings, as well as engravings,
carvings, frescoes and stained glass.
Rockville has a thriving public art program, overseen by the
Arts Council, and it is anticipated that they would also provide
oversight and leadership for the installation of public art in the
Stonestreet Corridor.

SARI Plan
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Implementation Actions
Within 1 year
I.10

Modify and Distribute Implementation Manual for
Publicly Accessible Art in Private Development for the
Stonestreet Corridor

The Implementation Manual for Publicly Accessible Art in
Private Development can be used to incorporate art in the
Stonestreet Avenue streetscape. The City should modify the
existing six options in the manual for the Stonestreet Corridor
to require that all expenditures or dedication of space for the
arts by projects on the Stonestreet Corridor be located within
the Study Area and/or the Gateway.
Within 1 year
I.11

Develop a Strategic Public Art Plan and Process for the
Stonestreet Corridor

Work with the Rockville Cultural Arts Commission to develop a
strategic plan for public art for the Stonestreet Corridor as an
addendum to the existing Art in Public Places Master Plan. The
strategic plan should identify criteria, funding and budget
parameters, and guidelines to support implementation of art
within the Stonestreet Corridor. A large effort is the
administration and coordination with the proposed public
improvements and streetscape projects on Stonestreet Avenue
and other art-related activities in the Town Center and the City
as a whole.
Also, the timely issuance of potential Requests for Proposals
seeking artists should be integrated with these other design
projects within the Stonestreet Corridor.
Within 1 year
I.12

Incorporate the following criteria in the selection,
installation and programming of art.

The overall goal of incorporating public art in the Stonestreet
Corridor is to support the vision for a lively, active and high
quality urban environment on Stonestreet Avenue. To that
end, art works should be selected for the degree to which they
support interaction with the public, whether it encourages an
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active street, reinforces a sense of place and history, or builds
community pride. Specific guidelines for public art in the
Stonestreet Corridor include:
• Artwork should be “accessible,” both physically and
intellectually to the public.
• Artwork should be related to and visible from the street,
but not interfere with pedestrian circulation or create a
traffic hazard.
• Art should include water, seating, planting, decorative
architectural elements or plaza space as part of the
design.
• All artwork should be made of durable, weatherproof
materials and be as maintenance-free as possible.
• All public artwork should be part of the Rockville Art in
Public Places program.
• Art that is connected to the history of East Rockville or
tells a story significant to the place is especially
appropriate.
• Preference should be given to art that is created by a
local source.
• All artwork should be designed to avoid physical hazards
to the public who come in contact with it.
Within 5 – 10 years
I.13

Initiate design competitions

Organizations such as MCVAR could sponsor, along with the
City of Rockville and corporate sponsors, design competitions
as an opportunity to incorporate art into the area for some of
the streetscape elements:
• The proposed gateway neon lighting sculpture.
• Proposed paving material for the Park Road Gateway.
• Civic and community gathering areas.
Within 15 years
I.14

Use the Implementation Manual for Publicly Accessible
Art in Private Development to encourage the
dedication of private or public land adjoining a public
right-of-way for the placement and incorporation of
public art into the pedestrian environment

Art in private development
City of Tempe, Arizona

The Implementation Manual for Publicly Accessible Art in
Private Development recommends six options for providing
publicly accessible art in private development. This manual

SARI Plan
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provides guidance to encourage the arts within the Corridor
but the following additions or modifications are recommended:
• Extend the requirements to public projects.
• All expenditure or dedication of space for the arts by
projects on the Stonestreet Corridor will be required to
be located within the Study Area and/or the Gateway.

Art Easements
ERNP Recommendation
Provide for the creation of landscape and/or art easement
programs, in order to encourage the provision of attractive
landscaping and art in private and public development.
Art easements are recommended for the Stonestreet Corridor
as an effective approach to implement a Strategic Public Art
Plan and Process that would incorporate private art in public
places and private developments.
In the long term, a City of Rockville Art Easement program will
need to be established, requiring the dedication of private land
in perpetuity, for the inclusion of art and temporary arts
projects in the Stonestreet Corridor, as an addendum to the
Manual for Publicly Accessible Art in Private Development. The
intent is to reinforce existing programs with another
progressive civic policy for the promotion and creation of art in
the public realm. The art displayed should reflect the industrial
and handcrafted fabricating nature of services along
Stonestreet Avenue, and local artists and artisans as well as
talent from elsewhere.

Implementation Actions
Within 1 year/immediate
I.15

Revise Chapter 25, Article I: In General and Article XI:
Signs of the City of Rockville Zoning ordinance to
address murals

It is important to distinguish between murals and billboards,
which have led other locales to adopt zoning language to
clarify the difference. The City of Rockville does not currently
have a definition for murals, which should be added.
Modifications to the current sign regulations should be adopted
Existing mural on North
Stonestreet
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to eliminate any misinterpretation, so murals can be exempt
from sign regulations of the Zoning Ordinance.
Within 10 years
I.16

Create an Art Easements program requiring the
dedication of private land adjoining the public right-ofway to the City in perpetuity for arts-related activities

As an addendum to the Implementation Manual for Publicly
Accessible Art in Private Development, create the Art
Easement program that would include the following:
• Dedicate, for the placement of public art, 10% of net
project site of a private or public development over
10,000 square feet; or
• Dedicate 10% of public or private walls adjoining the
street right-of-way for public art murals to enhance the
pedestrian experience of the streetscape and along the
railroad tracks; and
• Require dedication of public art:
o As a condition for approval of
- A use permit application
- Preliminary Development Plan
- An amendment of any existing permit or
approval;
o In exchange for an expedited development
approval process; or
o Additional building height, up to 65 feet as defined
in the TCE zone and subject to approval by the
Planning Commission.

SARI Plan
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Science complex
ERNP Recommendation:
Develop a Science Complex including a science museum, a
science center, and science-meeting center. The preferred
location for the Science Complex is the Montgomery County
Public Schools property on either the east or west side of
Stonestreet Boulevard, between the proposed traffic circle and
Howard Avenue.

SARI Plan Recommendation
A facility of this type would benefit from a location near a
MetroRail station, although there is nothing else about the
Stonestreet Study Area that would make it an ideal location.
The City of Rockville initiated a Science Center Feasibility
Study in January 2004. The consultants hired for the project
are conducting a three-phase study that is currently in its first
phase to determine a program scope and project feasibility.

Implementation Steps
The Science Complex project is still in an early study stage.
The consultants for this study will address location and site
issues after they reach conclusions about the development
program.
Under such circumstances, there is no fixed schedule for
implementation for the Science Complex project at present.
A tentative schedule if the feasibility study recommends that
the Science Complex will work includes:
- Site selection.
- Fund raising.
- Development of concept plan.
- Construction.
- Opening and operation.

20 City of Rockville

DRAFT / NOT ADOPTED

Section II.

URBAN DESIGN
Boulevard
Streetscape Plan

SARI Plan

DRAFT / NOT ADOPTED

City of
Rockville

DRAFT / NOT ADOPTED

Section II:
Urban Design

Quality urban design is an essential component in creating
a successful neighborhood identity in the Stonestreet
Corridor. There are numerous elements of streets and
streetscapes that come together to create a place that is
desirable, at a human scale and will enhance the
pedestrian experience. For the Stonestreet Corridor,
streetscape improvements include right-of-way widening,
sidewalk and crosswalk enhancements, a bicycle path,
street furniture and improved signage. It is recommended
that the streetscape plan be implemented by the City to
establish a “new look” as a single project rather than in a
piecemeal fashion that often leads to gaps in the improved
infrastructure.

City of Omaha, Nebraska
Streetscape Plan

BOULEVARD
ERNP Recommendation
Widen North Stonestreet Avenue to a double lane
boulevard (one lane in each direction) with an 8 to 10 foot
median of grass, flowers, shrubs, period lighting, and
trees.

SARI Plan Recommendation
A double lane boulevard, after analysis by the consultants,
was not found to be the best option for North Stonestreet
Avenue for the following reasons:
• A median interrupts driveway access to businesses
and results in U-turns and left turn delays.
• A median would result in trucks having to turn
around at the proposed traffic circle North of Howard
Avenue to access property on the west side of
Stonestreet Avenue.
• A longer trip across the street would deter
pedestrians from crossing over to businesses on the
other side.
• It requires a wider right-of-way.

Existing conditions on
North Stonestreet

Appropriate landscaping and its spacing can achieve the
same aesthetic sense of an environmentally friendly place
as a green landscaped boulevard. The streetscape concept
plan provides implementation steps for a pedestrian
friendly corridor and recommends alternative methods for
traffic calming.

SARI Plan
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Streetscape Concept Plan
ERNP Recommendations
Install attractive, architectural-grade street lighting around
Metro and the Stonestreet Corridor as part of an integrated
streetscape plan.

Existing conditions on
North Stonestreet

Employ unique street sign hardware and lighting fixtures
for the redevelopment area, in order to help create a
signature identity for East Rockville, while minimizing the
negative impact increased artificial lighting may cause to
adjacent homes.
Provide safe and accessible routes for pedestrian and
bicycle movements throughout the neighborhood, including
safe crosswalks.
Relocate utilities underground, and/or along the railroad
tracks if above ground.

North Stonestreet and
Howard Avenue

North Stonestreet and
England Terrace

SARI Plan Recommendation
The SARI Plan recommendation is to develop a streetscape
palette using materials that reflect the historical character
of East Rockville and takes cues from the industrial uses
along Stonestreet Avenue. The proposed recommendations
utilize varying treatments to slow vehicle speed, make
pedestrian connections and places visible and attractive.
The recommendations also incorporate art into the
functional aspects of a streetscape design. Treatments
range from incorporating art into paving materials at
intersections, installing art pieces in the Park Road
gateway and providing art into the landscaping of pocket
parks.
The streetscape plan for Stonestreet Avenue lists a series
of steps necessary to implement the design concept. The
four phases to complete the streetscape improvements
include:

South Stonestreet and
Reading Terrace

•
•

Phase I:
Phase II:

•

Phase III:
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•

Phase IV:

Park Road Roundabout and alignment
with England Terrace

Phase IV is market driven where future land development
and the Stonestreet Avenue realignment coincide.
The proposed cross section and site plan for each of the
following locations illustrate the recommended streetscape
improvements. Since the existing right of way varies
between 60’ and 70’, the exact amount of additional right
of way that may be necessary has been minimized but will
need to be determined during design development.
1.
2.
3.

North Stonestreet and Howard Avenue
North Stonestreet and England Terrace
South Stonestreet and Reading Terrace

Example of bulb-outs, on-street
parking and pike path in
Denmark.

Implementation Actions
II.1

Prepare construction documents for the
streetscape design plan for South and North
Stonestreet realignment.
Design elements for the streetscape plan include:

Vehicular Zone:
• Two eleven (11’) foot-wide travel lanes (one in each
direction) for both North and South Stonestreet.
• An eleven (11’) foot-wide center median on South
Stonestreet starting at Reading Terrace and ending
at Baltimore Road.
• Parking lanes on both sides of North and South
Stonestreet for residential areas.
• On street parking for commercial areas; this parking
will be alternated with bulb-outs that include 7’x7’
foot tree grates to keep the street profile small and
encourage slower vehicle speeds.
• Distinctly marked crosswalks to define the pedestrian
zone and provide traffic calming as well.
Pedestrian Zone:
• Six (6’) foot-wide sidewalks for residential areas and
7-8 feet for commercial areas.
• A five (5’) foot-wide bicycle path in each direction of
traffic on both sides of North Stonestreet from the
beginning of the Study Area to Park Road.

SARI Plan
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•

•
•

The NIH Building reflects a
contemporary architectural style
within the Study Area

•

•
•

II.2
Architectural Area
Lighting –Universe
Collection

Chase Park Bench

Redevelopment Implementation Plan

Amenity zone of seven (7’) feet for landscaping,
street furniture, public art and other pedestrian
amenities, such as café or outdoor seating, or public
art.
Pedestrian streetlights installed on both sides of the street.
Coordinated (color and material) benches, trash receptacles,
and bicycle racks that complement other street design
elements and the architectural character of the Stonestreet
Corridor.
Street tree planting in the amenity zone to reinforce
the existing tree canopy using deciduous shade trees
as defined in the City of Rockville Master Street Plan
that will ultimately grow to sixty to eighty (60’ – 80’)
feet. Spacing for shade trees are 40’ on center.
A sidewalk canopy of twenty to twenty-five (20’ –
25’) feet of flowering trees spaced approximately 20
feet on center.
A two-foot (2’) buffer between the on-street parking
and pedestrian/bike area when these two uses abut
each other.
Install contemporary lighting fixtures and street
furniture that reflects Stonestreet Avenue’s unique
character as a light industrial and commercial
corridor.

Street lighting and public amenities are major elements of
the streetscape. The style of the lamp poles can add
artistic flair and individuality to the area. Interesting and
suitable lighting will boost safety and the perception of
security, and will provide a visual way-finding element
along the street. Contemporary styles in streetlights and
public amenities are recommended to reflect and create a
distinct architectural style and identity for the Stonestreet
Corridor that is different from the Town Center, as well as
add visual interest to the overall streetscape design.
Lighting fixtures and amenities should:
• Represent the Stonestreet Corridor’s identity.
• Create a strong visual uniformity for the corridor as a
whole.
• Be spaced strategically according to standards to
provide the appropriate light.
• Express a color code for the area.
• Be carefully chosen according to styles and materials
based on design, durability and cost.

Bench and litter receptacleLandscapeforms
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II.3

Provide
adequate
pedestrian
and
bicycle
improvements throughout the Stonestreet Corridor
including safe crosswalks, and amenity areas.

The typical sidewalk and amenity areas would include:
• Concrete pavers for sidewalks.
• Benches, lighting and other street furniture.
• Concrete slabs for amenity areas.
• Distinct pavement divisions between sidewalks,
amenity areas and bicycle paths.
• A flowering tree row to create a pedestrian canopy.
Crosswalks:
• Should be distinctively marked.
• Where possible, they should serve as a device for
traffic calming by installing the appropriate pavers.
• Should provide American Disabilities Act (ADA)
accessible ramps.
The bicycle path recommendations include:
• Asphalt paving to distinguish from other pedestrian
areas.
• Adequate signage.
• Bicycle racks located strategically along the
Stonestreet Corridor.
II.4

Identify and acquire portions of real property as
per approved streetscape concept plan for right-ofway widening

The City of Rockville may or will need to acquire portions
of private property for urban design and streetscape
improvements along Stonestreet Avenue. Implementing
the urban design recommendations of the SARI Plan will
require widening the street right-of-way on North and
South Stonestreet Avenues in the short term and may
therefore require partial acquisition of privately owned
land.
The square footage of land required for acquisition,
described above, translates to only about 5 feet of depth
from properties adjoining the existing street right-of-way
on both North and South Stonestreet Avenues. It needs to
be noted that based on the proposed right-of-way,
approximately 23,000 square feet of property may need to
be acquired by the City of Rockville on North Stonestreet
Avenue along a 2500’ foot corridor to implement the
proposed streetscape improvements. Along the 1000 foot

SARI Plan
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long corridor on South Stonestreet Avenue, approximately
10,000 square feet of property may need to be acquired.

Land Area (in
Acres)

Address
1
2
3
4
5
6
7
8
9
10
11
12

13
14
15
16
17
18

204 N Stonestreet Avenue
Board of Education
N Stonestreet Avenue
100 N Stonestreet Avenue
200 N Stonestreet Avenue
300 N Stonestreet Avenue
300 N Stonestreet Avenue
301 N Stonestreet Avenue
308 N Stonestreet Avenue
401 N Stonestreet Avenue
405 N Stonestreet Avenue
424 N Stonestreet Avenue
595 N Stonestreet Avenue
TOTAL
304
485
601
606
702
706

S
S
S
S
S
S

Stonestreet
Stonestreet
Stonestreet
Stonestreet
Stonestreet
Stonestreet
TOTAL

4.02

3.18

3.53

Cost/sq. ft.

26,460

$393,700

$14.88

175111.2
21,344
14,873
9,550
23,520
138,520
12,500
8,527
7,469
36,911
153766.8
628,552

2,304,400
444,800
254,100
105,000
859,600
5,604,400
163,500
93,700
82,100
683,700
1,599,300
12,588,300

$13.16
$20.84
$17.08
$10.99
$36.55
$40.46
$13.08
$10.99
$10.99
$18.52
$10.40
$20.03

7,406
18,615
14,632
25,721
5,612
5,500
77,486

160,860
840,500
713,200
795,900
231,440
233,060
2,974,960

$21.72
$45.15
$48.74
$30.94
$41.24
$42.37
$38.39

Avenue
Avenue
Avenue
Avenue
Avenue
Avenue

II.5

Existing utility lines on North
Stonestreet

Land Area (in
square feet)

Total Value of
Land and
Improvements as
of 07/01/2005

43560
43560
43560
43560
43560
43560
43560
43560
43560
43560
43560

Relocate utility poles underground, and/or along
the railroad tracks if above ground

The streetscape improvement plan will be further
enhanced if the costs to underground utility poles are
included in the budget for the construction of the
streetscape elements. The estimated cost is __.
Alternatively, with the redevelopment of any site along
Stonestreet Avenue, developers should contribute to the
streetscape improvements or be required to underground
utility poles.

Implementation Steps
Streetscape improvements
Within 5 years
1.
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Property Acquisition
2. Identify portions of real property to be acquired by
the City of Rockville as per final technical drawings
and the approved streetscape concept.
3. Undertake negotiations between the City of
Rockville and property owners to ensure just
compensation for partial acquisition of property.
4. Seek funds and acquire real property for right-ofway.
5. Condemn property by eminent domain as a last
resort if an agreement cannot be reached with
property owners. The City of Rockville could
acquire the property by exercising its power of
eminent
domain
by
instituting
formal
condemnation proceedings with the State court.
6.
7.

Refine the detailed cost estimate for property
acquisition and streetscape improvements upon
the completion of the construction documents.
Contract and construct streetscape improvements

Within 15 years or as the market demands, developing
the round-about and realignment of North Stonestreet
1.

Prepare design and construction documents for the
realignment of North Stonestreet/England Terrace
per drawing on page 30.

Property Acquisition
2. Refine the portions of real property to be acquired
by the City of Rockville as per final technical
drawings.
3. Refine the detailed cost estimate for property
acquisition and streetscape improvements upon
the completion of the construction documents.
4. Undertake negotiations between the City of
Rockville and property owners to ensure just
compensation for partial acquisition of property.
5. Seek funds and acquire real property for right-ofway.
6. Condemn property by eminent domain as a last
resort if an agreement cannot be reached with
property owners. The City of Rockville could
acquire the property by exercising its power of
eminent
domain
by
instituting
formal
condemnation proceedings with the State court.
7. Contract and construct streetscape improvements

SARI Plan
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Realignment of North and South Stonestreet
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The transportation elements of the ERNP reflect a
pedestrian friendly neighborhood, which encourages transit
use and minimizes non-neighborhood traffic.
While
accomplishing these goals, the implementation of these
elements also support the redevelopment and streetscape
plans.
The effect of the transportation elements on other aspects
of this report is significant. For example, the alignment of
the roadway effects land acquisition costs and can
influence future parcel size and access to commercial
properties. The amount of capacity available at the
intersection of Stonestreet Avenue and Park Road can
affect development potential. The landscaping and
‘gateway’ features for the Stonestreet Corridor are also
heavily influenced by the shape and form of the functional
traffic geometry and control.
This section examines these elements and provides
implementation recommendations. It also comments on
how these elements combine and guide implementation
ideas that are incorporated into and integral to the other
sections of this report.

ERNP recommendation

Realignment
ERNP Recommendation
Realign and reconfigure North and South Stonestreet
Avenues to form a pedestrian-friendly traffic circle at their
intersection with Park Road as part of the conversion to a
boulevard.
The
focal
point
of
the
ERNP
transportation
recommendations is to replace two existing off-set ‘T’
intersections of South and North Stonestreet Avenues at
Park Road with a traffic circle.
For the short term, improvements should be made to the
pedestrian system with the management of vehicular
traffic on the existing road system. This will help to
alleviate barriers, provide linkages and improve traffic
conflicts. Allow the real estate market to determine and
present the opportunity to establish a new road network
that can create land development parcels near the
MetroRail Station. Once this occurs, the long-term
recommendation is the realignment of North and South
Stonestreet Avenues with a landscaped roundabout that

SARI Plan
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provides for traffic flow while creating another
gateway to the neighborhood.

Implementation Actions
Within 5 years
III.1
term.

Recommended Alignment and
Roundabout Location

Enhance existing conditions in the short-

The realignment of Stonestreet Avenue and
construction of a roundabout is expected to be a
long-term improvement.
In the interim, the existing
conditions should be upgraded through improved
pedestrian treatments and streetscape elements, to
include:
•
Treatments and streetscape elements to discourage
cut-through traffic.
•
Crosswalks on the east and westbound approaches
of the South Stonestreet Avenue and Park Road
intersection.
•
The addition of pedestrian count-down signal heads
at the intersection of North and South Stonestreet
Avenues with Park Road.
•
Sidewalk improvements, coordinated with WMATA to
improve Metro Station access.
Within 15 years
III.2

Realign North and South Stonestreet Avenues to
meet at a new roundabout replacing the existing
traffic signal controlled intersections on Park Road.

Design elements of the roundabout should include:
•
Two lane travel lanes within the circle, yield control
to all circulating traffic (no traffic signals).
•
As close to a 90-degree approach angle for all
roadway approach angles.
•
Usage of the existing right of way, (i.e. England
Terrace) for North Stonestreet realignment.
•
Proper signs and streetscape
treatment
to
discourage cut-through traffic.
•
Crosswalks located across approach road ‘splitter’
islands.
Park Road & South Stonestreet Avenue
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Within 10 years
III.3

Install mid-block pedestrian crossing.

Due to the unsignalized nature of crosswalks near the
proposed roundabout, a signalized mid-block crossing
should be installed on Park Road. The location of the
crosswalk should facilitate pedestrian crossings from the
Stonestreet neighborhood to the Metro Station, and
provide adequate stacking distance between the signal and
the roundabout. The existing location of the Park Road and
North Stonestreet Avenue intersection appears to be in a
proper location, although coordination with WMATA and
their plans for station re-development should occur before
design development to determine future improvements or
relocation of the intersection.

Implementation Steps
1.
2.
3.
4.

Within 5 years
Continue coordination with WMATA to understand
their plans for station redevelopment.
Seek funds.
Prepare design and construction documents for
pedestrian and streetscape improvements to
existing conditions.
Contract and construct pedestrian and streetscape
improvements to improve existing conditions.

Within 15 years or as the market demands
Prepare preliminary realignment and roundabout
design, including cost estimate and land acquisition
needs.
6. Seek funds.
7. Acquire land needed for the realignment and
roundabout.
8. Prepare design documents for realignment and
roundabout.
9. Prepare traffic control plan for construction period.
10. Install mid-block pedestrian crossing.
11. Implement traffic control plan.
12. Construct roundabout and realign roadway.

Park Road at North Stonestreet

5.

SARI Plan
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Traffic Calming
ERNP Recommendation
Implement traffic calming measures at the following
locations:
•
Between Lincoln and Howard Avenues on North
Stonestreet Avenue;
•
South Stonestreet Avenue at Baltimore Road.

Park Road

Example of a traffic calming circle

Construct a pedestrian-friendly circle at the north end of
North Stonestreet Avenue between Howard and Lincoln
Avenues to permit trolley or shuttle transportation and
traffic turn-around, as well as northern access to North
Stonestreet Boulevard and into Lincoln Park.
The traffic calming recommendations contained within the
ERNP focused on the reduction of cut-through traffic.
Traffic calming measures typically are more beneficial if
implemented on residential and side streets. Although the
proposed recommendations may be effective, a city-wide
study of east-west traffic, alternative routes, and traffic
calming measures located outside of the Stonestreet Study
Area is being done by the City. The recommendations
contained herein should be incorporated into any regionwide traffic-calming plan.

Implementation Actions
Within 5 years
III.4

Bulb outs are also used as traffic calming
elements

Construct a mid-block traffic circle on North
Stonestreet Avenue between Howard and Lincoln
Avenues.

A mid-block traffic circle located as suggested in the ERNP
will help reduce speed on North Stonestreet Avenue, and
provide a convenient turn-around that may deter motorists
from cutting though the neighborhood. Additionally it will
provide a convenient location for a turn-around for a
proposed trolley that will circulate through the Town
Center Planning Area. A mid-block traffic circle at this
location should not require reconfiguration of the existing
roadway or the need to have additional right-of-way.
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Within 15 years
III.5

Construct a roundabout at the intersection of
South Stonestreet Avenue with Baltimore Road

The existing intersection of South Stonestreet Avenue with
Baltimore Road is controlled by a stop sign on the
Baltimore Road approach. Changing this intersection into
a roundabout would help reduce speeds along South
Stonestreet and ease access to and from Baltimore Road.
A traffic circle at this location should not require
reconfiguration of the existing roadway or the need to
have additional right-of-way.

Implementation Steps
1.
2.
3.
4.
5.

Prepare preliminary design and cost estimates
as part of the overall Streetscape Design Plan.
Seek funds.
Acquire land for additional right-of-way, if
necessary.
Prepare final design documents.
Construct traffic circles.

Trolley Service
ERNP Recommendation
Provide a free or low cost trolley or Ride On shuttle service
around the circle and along the new North Stonestreet
Boulevard and across Rockville Pike (MD 35) to connect
Town Center East with the core of Town Center. The
transportation service will bring people from North
Stonestreet Boulevard and Lincoln Park to the Metro
station, across Route 355 to Town Center the new
Rockville Regional Library, and back to Stonestreet
Avenue.
A low-cost or free shuttle service is sometimes used to
encourage transit and local business use.
They are
sometimes partially funded by local businesses, as is the
case with the trolley in downtown Bethesda.
The City of Rockville has received funds for a Town Center
trolley that is still in its early development. The trolley
route through the Town Center area should include the
Stonestreet Corridor. Linking Stonestreet Avenue with the

SARI Plan

37

DRAFT / NOT ADOPTED

Stonestreet Avenue

Redevelopment Implementation Plan

Town Center is the most cost effective approach that can
be taken to provide shuttle service to the Study Area. This
can help to offset the need for an additional pedestrian
crossover, if the trolley service can provide a route that
links the neighborhood with the library and other Town
Center activities.

Implementation Actions
Within 5 years
III.6

Include the Stonestreet Corridor within the
proposed route of the pilot Town Center trolley.

Implementation Steps
1.
2.
3.
4.

Coordinate with the City, WMATA and Ride-On.
Determine routes and schedule.
Implement reasonable level of transit service
based on costs, demand and funds raised.
Partner with the ERBA or future BID to
complement future activities on Stonestreet
and potential trolley service during major
events.

Pedestrian Crossover
ERNP Recommendation

Unity Bridge

Construct a pedestrian/bicycle Route 355 crossover of the
Metro/CSX tracks and Route 355 above or below grade
between Crabb Avenue and Woodland Road for resident
community access to Rockville Town Center, shopping, and
the library. It must also span Route 355 to provide for
pedestrian safety.

Existing Metro Station pedestrian
overpass

Several pedestrian connections exist between the
Stonestreet Corridor, and the MD 355 corridor and the
Town Center. The ERNP recommended adding another
connection to directly link North Stonestreet Avenue to the
Rockville library in the Town Center. This recommendation
was for an under or overpass of MD 355 and the railroad
tracks midway between the existing Unity Bridge and
MetroRail pedestrian bridges.
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Implementation Actions
The pedestrian link recommended in the ENRP could
provide improved pedestrian access between North
Stonestreet Avenue and the Rockville Town Center. As
shown in the ERNP, it is located between Crabb Avenue
and Woodland Road, several blocks north of the crossing
at the MetroRail station, and several blocks south of the
Unity pedestrian bridge. As proposed, it would extend
either under or over both the railroad tracks and MD 355.
There are several factors that make constructing an
underpass or overpass at this location difficult and
potentially cost prohibitive. Tunneling under both the
tracks and MD 355 would be a very expensive endeavor,
and would be complicated by underground streams, the
overall length of the tunnel and ADA compliance (a tunnel
would require ramps at either end, increasing the amount
of tunneling and land required at either side) unless
elevators were used. In addition, existing pedestrian
underpasses are generally being closed, with few new ones
constructed due to security, safety and maintenance
concerns. An underpass is not recommended in this
situation for the above-mentioned reasons.

Existing railroad tracks

An overpass may be a more viable solution but it will have
to be of a considerable height and length to provide
clearance over the CSX railroad tracks to accommodate
multiple decked freight trains, making the costs of such a
bridge rather significant. ADA ramps would be necessary
as well to reach these heights requiring additional amounts
of room on either side unless elevators can be used. The
presence of overhead utilities along MD 355 would
probably prohibit extending a bridge over the roadway.
A possible pedestrian bridge with proper ADA compliance
and only passing over the railroad tracks is possible, and
would resemble the Unity Bridge in design and appearance
unless elevators were used in the design to offset the need
for ramps. The provision for an elevator could reduce the
length of the ramps for the bridge thus eliminating the bird
cage appearance, however, there is a security issue
related to outdoor elevators in addition to the need for a
high degree of maintenance.

SARI Plan
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III.7

Perform feasibility study for a new pedestrian
crossing.

A more through study of the potential construction of a
pedestrian crossover should be performed to determine
the feasibility of this idea that on a preliminary analysis is
not cost effective or physically practical. Surveys of
existing infrastructure, elevations and utilities, examination
of design concepts, and a detail cost/benefit analysis of
potential
designs
including
land
acquisition
and
construction costs will need to be done to determine actual
costs and project feasibility. Also, coordination and
agreements with WMATA, CSX and other landowners will
be necessary to implement this project.

Implementation Steps
1.
2.
3.
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Live work units
ERNP Recommendation
Encourage the provision of live-work units within the
Stonestreet corridor. Units with ground floor retail or
personal services uses with residential units above are
preferred, as are loft units where artists could live and
work within the same units.
Live-work units are described as a dwelling unit combining
residential uses with commercial or limited industrial uses.
This building type allows for an artist, self-employed
person or other small business owner to have a studio,
business or commercial space on the first level with living
quarters above.

Live-work units in a rehabilitated building
in Prince George’s County, MD

Live-work units also have an architectural and urban
design building type to encourage small business and
entrepreneurial business activities that combine living and
working that result in more activity for the area. The
design features of live-work units vary around the country
but some local examples of live-work units are
characterized by:
• High ceilings on 1st floor (10-12 ft.).
• Second floor: office or residential
• Third floor: residential.
• Double bay parking (i.e., on both sides of the access
lane) in back.

Implementation Actions
Within 5 – 10 years
IV.1

Create a housing trust fund to encourage special
forms of housing (e.g., live work units, artists’
housing), in addition to zoning mechanisms,

• While it is not possible to identify a specific site for this

type of development within the Stonestreet Study Area
at the time of this writing, there will be opportunity
sites on North Stonestreet Avenue that become
available in the future.
The City should promote
development that accommodates a variety of people

SARI Plan
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and income levels or ways of earning a living. Livework units at subsidized rates by the City, County or
other non-profit organization - attract artists and
craftsmen. The Stonestreet Corridor is large enough to
be considered for a housing trust fund where many
smaller areas have their own Community Development
Corporations.

Implementation Steps
Local housing trust funds allow local government
participation in financing affordable housing development
and therefore provide local control. They have the
advantage of attracting other development capital into the
community in addition to the goal of affordability. Funds
could be directed to assist in purchase of land,
predevelopment and construction for live-work units and
other activities.
1.

2.

3.

4.

The City should begin discussions immediately and
coordinate with Rockville Housing Enterprises,
Montgomery
County
Housing
Opportunity
Commission and DHCD the parameters for
establishing a Housing Trust Fund and the City’s
matching share.
The City Council should pass an ordinance to
create a housing trust fund in 2006, appointing a
Board to oversee the fund and serve as an
advisory body to the Council. At the same time it
should provide funds to capitalize the program.
There is no set amount required to capitalize the
fund. The greater the amount, the more
investment that the fund will be able to leverage.
The Board will allocate funds for housing - projects
that serve households that earn some percentage,
say 50% to 80%, of annual median household
income.
The fund should allow the City to negotiate with
development partners and leverage deals through
the joint development process during:
•
Concept planning.
•
Cost estimating.
•
Design documentation.
•
Developer solicitation and negotiation.
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Existing business incentives
ERNP Recommendation
Establish priorities, timeframes, responsible parties and
strategies for the Implementation of the recommendation
of the East Rockville Neighborhood Plan. One focus is the
continued operation of existing businesses.
Many existing businesses on Stonestreet Avenue will
continue as permitted uses in the TCE Zone and are
encouraged to continue operation along with new uses.
The intended outcome should lead toward establishing a
neighborhood-oriented mixed-use service area with some
unique characteristics. Existing businesses are also being
encouraged to make aesthetic improvements or upgrades
to their properties to retain grandfathered status. This
initiative is important to enhancing the area and fulfilling
the character envisaged in the ERNP.
It is also important that alternate locations within the City
or nearby County be identified for those businesses that
may choose to relocate. The Southlawn Industrial Park is
one location that presents some possibilities.
Offsetting costs and providing incentives may be critical to
achieve the desired changes envisioned in the ERNP and
SARI Plan.

Implementation Actions
IV.2

Identify sources and methods of assistance
for business development

We recommend that the City consider the following
mechanisms to assist and encourage businesses to make
improvements or upgrades to their properties:

Existing Businesses on North
Stonestreet Avenue

Within 5 years
Create a Targeted Loan/Grant Program in the form of a
Revolving Loan Fund (“RLF”). The City should work with
Montgomery County’s Economic Development Department
to capitalize a fund from which it could make grants or
low-interest loans available to Stonestreet businesses to
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improve appearance and compliance with the Plan. The
City should designate the Rockville Economic Development
Inc (“REDI”) or another entity to begin to market and
manage this fund.
Until recently jurisdictions could apply to the State for
grants to create a Revolving Loan Fund. This program
ended in July 2003 but it may be restored as there is
strong demand for its continuation. The City should be
prepared to apply if it becomes available in the future. In
the meantime, Rockville can create an effective program
on its own, and perhaps with County participation, by
funding a share of the fund in the amount of $100,000 $250,000. This would provide on average, loans of about
$25,000 over 5 years.
Within 5 years
Identify alternative sites for industrial uses that the
City can draw upon to assist existing business owners to
relocate if business owner desire to seek alternative
locations and for new businesses looking to locate in the
City or County. The City should prepare a list of sites
including the Southlawn Industrial Park in the City or in the
County for the development of a “commercial service park”
or some type of business service center in order to satisfy
this need.
In a recent study by the Maryland National Capital Park
and Planning Commission, there is a little less than 6,000
acres of land zoned industrial (including the Life Sciences
Center) in the County. The study did not include industrial
land in the local municipalities, which includes the City of
Rockville. Some of these locations may be appropriate for
the type of industrial use currently located on Stonestreet
Avenue.

Existing Businesses on North
Stonestreet

Throughout the Washington D.C. Metropolitan area,
development pressures, particularly near Metro stations
and close-in locations, are driving out lower density
industrial sites for residential, office and mixed use
projects at higher densities. These industrial sites provide
services and commercial land similar to those that exist on
Stonestreet Avenue that are an important to a community
and they are disappearing. The City should understand the
location of potential existing and future industrial sites
within the City and the County to retain industrial sites
within the City and to assist businesses looking for new
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industrial sites. Data provided in the recent County survey
is a good start.
Within 5 – 10 years
Institute a program of tax abatement for improvements
to existing Stonestreet properties. Under normal
circumstances, if an owner improves, renovates or adds on
to a building, the assessed value goes up and so do the
property taxes. Under the tax abatement program, the
assessed value and the property assessment can be frozen
at the pre-improvement level for a period of five to ten
years, resulting in substantial tax savings. Since the City
portion of the property tax represents only approximately
one-third of the total tax bill, the savings on improvements
would be relatively small although still important for costly
improvements. If the County partners with the City in
offering this benefit, the incentive would be significantly
greater.
To be eligible for tax abatement, the Mayor and City
Council must first approve an application to designate the
Stonestreet Corridor as a special area. The State Tax Code
already authorizes tax credits under the category of
commercial rehabilitation.
Stonestreet Avenue from Rockville
MetroRail Station

Within 15 years
IV.4

Encourage retail, service or commercial uses to
locate on Stonestreet Avenue

In order to achieve more activity on Stonestreet Avenue
the City should encourage retail and service uses on
the ground floor of buildings fronting on Stonestreet
Avenue and Park Road by taking the following actions:
•
Require retail components in higher density
development projects within _ of the Metro Station
and allowed within the TCE Zone.
•
Promote the area as a special retail and service
location through the East Rockville Business
Association, Rockville Chamber of Commerce or
REDI. This effort could involve the establishment of a
Business Improvement District if desired by existing
and future business owners.
•
Manage parking for high turnover (1 hour) at key
locations once a critical mass of retail and service
activity has been developed.

SARI Plan
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Implementation Steps
There are different time frames and procedures for the
implementation of the tools and techniques proposed
above.
•

Within 5 years
Targeted Loan/Grant Program:
1. Establish an organization that can administer this
program - 6 months.
2. Seek funds in the amount of $100,000 $250,000 to begin the program.
3. Draft the loan applications and process that
makes the process easy, desirable and usable.
4. Publicize and seek applications.

•

Tax abatement:
1. City staff to prepare documentation for the
Mayor and City Council to designate the
Stonestreet Corridor as a special area.

•

Identification of alternative industrial sites:
1. Prepare a list and map of industrial sites within
the City and the County.
2. Make data available to ERBA, REDI and Rockville
Chamber of Commerce.
3. Utilize data to assist business and property
owners.

•

IV.5

Within 15 years
First Floor Use Recruitment: Action on this task
should wait until zoning and other plan elements are
clear and infrastructure improvements are underway.

Establish an organization to implement
activities of a Business Improvement District

the

Within 5 – 15 years
The private sector can take a lead in certain aspects of the
implementation process. As the Plan moves ahead and the
City makes the improvements to the street, the business
community should consider the creation of a Business
Improvement District to improve the appearance of the
area and market it to a broader target audience.

North Stonestreet Avenue

A BID is publicly sanctioned but has a privately directed
organization that supplements public services to improve
shared, geographically defined, outdoor public spaces.
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BID’s subscribe to a self-help doctrine, whereby a
compulsory self-taxing mechanism generates multi-year
revenue. The BID model represents a flexible form of
governance that allows participants to craft solutions in a
way that is sensitive to the local context and where state
and local funding is limited. On North Stonestreet Avenue,
a BID could undertake the following:
•
Organize services to make the area clean, safe,
and attractive.
•
Manage the maintenance of the streetscape and
public amenities.
•
Promote the commercial area.
•
Evaluate public space art projects.
Property owners, merchants and residents in the
Stonestreet Corridor will need to agree to be assessed for
improvements or services, beyond those already provided
by municipal government that will benefit only those
properties included in the district. The municipality will
collect the funds for the BID and turn them over in their
entirety to the BID. The BID Board of Directors, composed
of property owners, merchants and residents, will identify
how the funds would be spent.
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Zoning Language
Currently zoned I-1 (Service Industrial) Zone, the area
between Park Road and Howard Avenue along North
Stonestreet Avenue is the focus of a new zone, the Town
Center East (TCE) Zone. Based on the TC-1 Zone, the TCE
Zone also encourages a mix of uses but combines existing
industrial uses with other retail and residential uses to
establish a neighborhood center that is active both day and
night.
Although more innovative zoning options, such as Form
Based Zoning, were explored with the SARI Plan Task
Force, the proposed TCE Zone is similar to the other zones
found in the existing City of Rockville Chapter 25, Zoning
and Planning of the City Code. Adoption of the text
amendment for the TCE zone is a high priority action that
establishes the intended character and future for the
Stonestreet Corridor.
The proposed TCE Zone will require modifications to other
sections of Chapter 25 and is supported by illustrations
within the TCE Zone itself to provide design guidance on
the standards of the zone.
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ERNP Recommendation:
Develop a new zoning district, modeled on the TC-1 Zone
but know as the Town Center East Zone, that allows for
the variety of uses and appropriate development standards
envisioned for the Stonestreet Corridor.
Rezone North Stonestreet Boulevard properties generally
south of Howard Avenue from I-1 (Service Industrial) Zone
to the TCE (Mixed Use) Zone, and properties at the
southeast corner of Howard and North Stonestreet
Avenues to the R-60 Zone. Rezoning, via a Sectional Map
Amendment, would only take place after completion and
adoption of the Implementation Strategy Study.
Develop zoning provisions, including grandfathering that
allow existing legal uses in the Stonestreet Corridor to
continue operation, subject to applicable regulations, such
as the Zoning Ordinance and Property Maintenance Code.
It is expected that certain uses may attain enhanced
grandfather status in return for compliance with defined
parameters that enable existing uses to become
compatible with the vision set forth in the ERNP.

Implementation Actions
Within 1 year
V.1

Prepare a Sectional Map Amendment and Zoning
Text Amendment based on the SARI Plan for
adoption by the Mayor and Council.

Preparation of the Sectional Map Amendment to amend the
Zoning Map based on recommendations in the SARI Plan
and a Zoning Text Amendment for the Town Center East
Zone to amend the Zoning Ordinance based on the
recommendations in the SARI Plan. These amendments
along
with
the
necessary
public
hearings
and
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legislative steps should be implemented upon completion
of the SARI Plan.
Appendix A is the draft zoning language for the TCE Zone.

Implementation Steps
1.

Prepare a Zoning Text Amendment for the TCE
Zone and amend the following sections of the
Zoning Ordinance:
−
−
−
−

2.
3.
4.

V.2

Article
Article
Article
Article
Area

I, Section 25-1: Definitions
IV: Nonconformities
XI: Sign Regulations
XIII, Division 2: Town Center Planning

Prepare Sectional Map Amendment.
Hold public hearings.
Adopt the Sectional Map Amendment and
Zoning Text Amendment.

Provide design guidance and assistance to
maintain, improve and redevelop properties along
Stonestreet Avenue.

Although the proposed TCE Zone and urban design actions
provide significant guidance for the physical design for new
development, property owners may find it more difficult to
make improvements without assistance or subsidies to
accomplish them. It is recommended that design
assistance be provided to existing property owners to
make improvements and upgrades consistent with the
SARI, ERNP and LPNP Plans.
Similar to a Main Street program, an Architect or
Landscape Architect provides a property owner with design
options that can improve the building or site’s appearance.
This can be done through the City’s Department of
Community Planning and Development services either by
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staff or an on-call contractor through City operating funds.
Alternatively, the East Rockville Business Association
makes available an on-call contractor that is funded
through the BID, public grants or a City budget item.
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SARI Plan Implementation Actions

Responsible
Action
Proposed Timing (in Fiscal Years)
Estimated Total Cost*
Funding Source
2005-2010
2010-2015
2015-2020
Party**
Number
* Final cost of implementation to be determined from final design, technical specifications and other detailed studies
** City of Rockville(CR), East Rockville Business Association (ERBA), Lincoln Park Civic Association (LPCA), Private Developers(PD), Rockville Art Place (RAP), Corporate Sponsorship (S), Washington Metropolit

Section I: NEIGHBORHOOD IDENTITY
GATEWAYS
I.1

Create Park Road Gateway

x

I.2

Encourage Gateway Elements in Private
Development.

x

$700,000 - $1,000,000

x

x

N/A

City of Rockville Budget Item, WMATA,
TEA-LU, private investment, Maryland
Community Development Block Grants

CR, PD, WMATA

Private Investment

CR, PD

PROMENADE
I.3

Create MD Route 355 promenade.

x

$50,000 - $100,000

City of Rockville Budget Item
Priority Places Funding

CR, PD

I.4

Construct Civic Plaza at Metro Station.

x

$30,000 - 100,000

City of Rockville Budget Item
Priority Places Funding

CR, WMATA

PARKS AND COMMUNITY GATHERINGS
Incorporate Pocket Parks in Development
Projects.

I.5

x

x

x

N/A

US Department of Agriculture, Forest
Service: Urban and Community Forestry
CR, PD
Program
Private Investment

x

x

x

N/A

Housing Trust Fund,
National Endowment for the Arts (NEA)
CR, RAP
National Endowment for the Humanities
(NEH)

x

x

N/A

Maryland Economic Development
Assistance Authority Fund

CR, RAP, ERBA

Maryland State Arts Council: Arts and
Entertainment Districts Program
Maryland Economic Development
Authority Assistance Fund
Housing Trust Fund

CR, RAP

1.6
ARTS AND ENTERTAINMENT
Artist Venues

I.7

Establish Artists' Enclave along Stonestreet.

I.8

Create Entertainment Venue or Working Artists'
Cluster.

I.9

I.10
I.11
I.12

x

Create an Arts District.

Public Art
Modify and Distribute Implementation Manual for
Publicly Accessible Art in Private Development for
the Stonestreet Corridor
Develop a Strategic Public Art Plan and Process
for Stonestreet.
Adopt criteria for the selection, installation and
programming of art

Staff Support: $10,000
Planning: $15,000 - $20,000

x

Staff Time

x

$15,000 - 30,000, if contracted

x

x

I.13

Initiate Design Competitions.

x

x

I.14

Use Implementation Manual for Publicly
Accessible Art in Private Development.

x

x

I.15

Address Murals in Rockville Zoning Ordinance
(Signs).

x

I.16

Create an Art Easements Program.

x

x

City of Rockville Budget Item
Maryland State Arts Council

CR

N/A

CR

Corporate Sponsors

CR

N/A

N/A

CR, PD

Staff Time

N/A

CR

Staff Time

N/A

CR

Staff Time
$15,000 - $30,000

x

N/A

Art Easements

Stonetreet Avenue Redevelopment Implementation Plan

x

x

City of Rockville
January 2006

SARI Plan Implementation Actions

Responsible
Action
Proposed Timing (in Fiscal Years)
Estimated Total Cost*
Funding Source
2005-2010
2010-2015
2015-2020
Party**
Number
* Final cost of implementation to be determined from final design, technical specifications and other detailed studies
** City of Rockville(CR), East Rockville Business Association (ERBA), Lincoln Park Civic Association (LPCA), Private Developers(PD), Rockville Art Place (RAP), Corporate Sponsorship (S), Washington Metropolit

Section II: URBAN DESIGN
II.1

Prepare Construction Documents for the
Streetscape Design Plan for South and North
Stonestreet Realignment.

x

x

x

$300, 000 - 500,000

II.2

Install contemporary lighting fixtures and street
furniture.

x

x

x

Incorporated into construction costs.

II.3

Build pedestrian and bicycle improvements.

x

$1.5m - $2m

City of Rockville Budget Item, Technical
Assistance and access to funding from
CR
Priority Places Program
CR
Federal Highway Administration:
Bicycle and Pedestrian Paths Program
(BPP)
Surface Transportation Program (STP)
Federal Transit Program:
CR
Urbanized Area Formula Grants
Capital Investment Grants and Loans
Maryland State Highway Administration:
Transportation Enhancements Program

$1.5m - $1.7m

x

North Stonestreet: 23,000 sq.ft.,
$500,000+
South Stonestreet: 10,000 sq.ft.,
$375,000+
Realignment, Park Road:
$650,000+

II.4

Identify and acquire portions of real property.

x

II.5

Underground/Relocate Utility Poles.

X

$450,000 - $1m

x

$150,000 - $500,000

City of Rockville Budget Item
CR, property
Federal Highway Administration: TEA-LU
owners

City of Rockville Budget Item, Private
Investment,
Priority Places Funding

CR, PD

Section III: TRANSPORTATION
REALIGNMENT
III.1

Enhance Existing Conditions.

III.2

Realign North and South Stonestreet Avenues
with roundabout at Park Road.

III.3

Install mid-block pedestrian crossing.

III.4

Construct mid-block traffic circle.

x

$500,000 - $1.5m
Pedestrian countdown heads, retiming traffic signals:
$20,000 to $150,000

x

City of Rockville Budget Item
Montgomery County-Department of
CR, ERBA, PD
Public Works and Transportation: Renew
Montgomery Program
City of Rockville Budget Item, State of
CR
Maryland Transportation Funds

City of Rockville Budget Item

CR

TRAFFIC CALMING

III.5

x

Construct a roundabout at Baltimore Road and
South Stonestreet
TROLLEY SERVICE

III.6

Include Stonestreet Corridor within the proposed
Town Center trolley route

III.7

Perform feasibility study of new crossing

x

$50,000 - $100,000

City of Rockville Budget Item

CR, PD
CR

x

x

$500,000 - $1m

City of Rockville Budget Item, State of
Maryland Transportation Funds

x

x

$

City of Rockville Budget Item, ERBA, S

CR, ERBA

$

City of Rockville Budget Item

CR, WMATA, CSX

PEDESTRIAN CROSSOVER

Stonetreet Avenue Redevelopment Implementation Plan

x

City of Rockville
January 2006

SARI Plan Implementation Actions

Responsible
Action
Proposed Timing (in Fiscal Years)
Estimated Total Cost*
Funding Source
2005-2010
2010-2015
2015-2020
Party**
Number
* Final cost of implementation to be determined from final design, technical specifications and other detailed studies
** City of Rockville(CR), East Rockville Business Association (ERBA), Lincoln Park Civic Association (LPCA), Private Developers(PD), Rockville Art Place (RAP), Corporate Sponsorship (S), Washington Metropolit

Section IV: CORRIDOR REDEVELOPMENT
LIVE WORK UNITS

IV.1

Create Housing Trust Fund for Live-Work units,
Artists’ Housing, etc.

Creation of Housing Trust Fund:
$250,000
Organization and Staffing:
$120,000

x

EXISTING BUSINESS INCENTIVES

IV.2

IV.3
IV.4
IV.5

Identify sources and methods of assistance for
business development.

x

Identify alternative industrial sites
Encourage retail, service and commercial uses on
the ground floor

x

Establish a Business Improvement District.

x

x

x

x
x

x

City Funds, Tax Increment Financing
(TIFs), public funding such as taxes,
fees or loan repayments, and State
programs (Maryland Citizens for the
Arts), Maryland Community
Development Block Grants

Maryland Department of Housing and
Community Development:
Microenterprise Grant Assistance
Staff Time
(MEGA)
City funds for Revolving Loan Fund - Neighborhood Business Development
$100,000 - 250,000
Loan Program (NBDP)
Neighborhood Business Development
Grant Program
Capital Access Program (MCAP)
Staff Time
Staff Time

CR

CR

CR
CR

Staff Time

City or ERNB may need to fund initial
evaluation preceding actual formation of
ERBA
the BID- Budget Item
BID finances itself thereafter

Staff Time

N/A

Section V: TOWN CENTER EAST ZONE
V.1

V.2

Prepare a Sectional Map Amendment and Zoning
Text Amendment.
Provide design guidance and assistance.

Stonetreet Avenue Redevelopment Implementation Plan

x
x

x

x

CR

Staff Time and Consultant Fees
City of Rockville, East Rockville Business
CR, ERBA
of Approximately $25,000 per
Association, the BID
year

City of Rockville
January 2006

City of
Rockville
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APPENDIX

SARI Plan
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City of
Rockville
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TOWN CENTER EAST ZONE

I.

Intent and Purpose
The intent of this zone is to ensure consistency with the Stonestreet Avenue
Redevelopment Implementation (SARI) Plan, Town Center Master Plan (TCMP),
and the East Rockville and Lincoln Park Neighborhood Plans (ERNP and LPNP). The
regulations as contained herein are meant for both infill and new development and
intended to:
(1) Encourage the redevelopment of the Stonestreet Avenue corridor
with a mix of uses that is both compatible with and complementary
to the residential uses in the East Rockville and Lincoln Park
neighborhoods.
(2) Foster redevelopment of the Stonestreet Avenue corridor to become
a vital activity center for the community.
(3) Allow existing businesses in the Stonestreet Avenue corridor to
continue operation while encouraging renovations and remodeling to
existing structures and sites to meet the intent of the ERNP and
LPNP.

II.

Use Requirements and Conformity Provisions
A

B

Land Uses
1.

General Permitted Uses (see table)

2.

General Prohibited Uses (see table)

Existing Buildings and Uses
1.

Use:
(a)

Any legal use existing on the effective date of the Sectional
Map Amendment implementing the Town Center East Zone
but does not conform to the standards of the TCE zone, shall
not be regarded as a nonconforming use for ten (10) years,
at which time the existing use becomes a nonconforming
use.

(b)

The right to continue a nonconforming status as referenced
above of any legal use on the effective date of the Sectional
Map Amendment implementing the Town Center East Zone
shall terminate upon:
-

Cessation of such use and establishment of a use
permitted in the TCE Zone.

-

Cessation of the use for a period of at least twelve (12)
calendar months or one (1) year.
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(c)

2.

Any use as identified in (1) may expand up to ten percent
(10%) of the existing gross floor area if in conformance with
the standards of this zone.

Buildings:
(a)

Any structure legally existing on the effective date of the
Sectional Map Amendment implementing the Town Center
East Zone that was a conforming building on that date, but
no longer conforms to the standards of the TCE zone may be
rebuilt, repaired, or reconstructed subject to the standards
of this zone and Article IV Nonconformities for ten (10)
years.

(b)

Any building as identified in (1) may expand up to ten
percent (10%) of the existing gross floor area subject to the
standards of this zone and Article IV Nonconformities.

(c)

Any new construction, substantial reconstruction or complete
demolition and replacement with new construction of a lot
will be subject to the standards of this zone.

(d)

The right to continue a nonconforming status of any building
shall terminate upon:
−

(e)

C.

Damage or deterioration by fire, flood, explosion or any
other cause, to the building or structure in which the
nonconforming use is conducted and the cost of repairing
such damage or deterioration exceeds fifty percent
(50%) of the replacement cost of such building or
structure.

Upgrades and improvements consistent with the standards
set forth in the TCE zone should be made within five (5)
years after the City’s completion of the construction of the
streetscape improvements along Stonestreet Avenue and
Park Road at the location of the property, or within ten (10)
years of the effective date of the Sectional Map Amendment
implementing the TCE zone, or whichever comes first. If
such upgrades and improvements are not made, such
building may continue as a nonconforming use subject to the
provisions of Article IV. Nonconformities of Chapter 25.

Upgrades and Improvements
The upgrades and improvements for legally conforming and
nonconforming structures shall include one or more of the following,
which must be made at the proposed/future right-of-way.
1.

Parking or vehicle storage in front of buildings:
(a) Relocate vehicles to the side or rear of an existing building. If
the property does not allow for the relocation of parking or
vehicle storage, then measures should be taken to screen all
vehicles.
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(b)

2.

Screen vehicles from the street with a wall and/or landscaping
subject to the Landscape and Screening Standards of this
zone.

Improvements to the appearance of the front facades of buildings
on Stonestreet Avenue shall be in accordance with the intent and
purpose of the zone and the standards herein:
(a) Façade improvements including painting, new signs, awnings
and repairs to upgrade the appearance of the building’s street
frontage.
(b) Upgrades to the façade including minor and major renovations,
such as the replacement or addition of new doors, windows
and building architectural detailing – porticos, entryways and
other elements that change the roofline, facade or building
material to improve the quality and appearance of the building.

III.

Urban Design Standards
Intent: To create a corridor that functions as a neighborhood center. All buildings
should generally front on North Stonestreet Avenue and provide communityserving uses at the ground level. Off-street parking should be kept primarily in the
rear yards or in parking structures and should be shared so as to be efficient as
possible.
Purpose: To provide standards, which are consistent with the intent of the
recommendations in the ERNP, LPNP, SARI Plan and Town Center Master Plan
(TCMP) and allows for maximum flexibility in creating a mixed-use commercial
area that is both economically viable as well as compatible with the neighborhood.
A

Development Standards

All (new) development shall comply with the following elements:
1.

Building Use

Exceptions to the following may be considered by the Planning Commission if
the proposed development meets the intent and purpose of the zone.
(a) Ground floor shall be community serving retail, light or service
industrial, office, or artist or live/work space on Stonestreet
Avenue.
(b) Upper stories shall be office, retail or residential including “loftstyle” live/work units, or light and service industrial on the
second floor.
(c) Retail sales, personal, business and light industrial services shall
be located at the street level adjacent to public sidewalks or
spaces and accessed directly from the sidewalk or public space,
rather than through lobbies or other internal spaces to
encourage pedestrian activity as specified in the ERNP.
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OFFICE, COMMERCIAL, RETAIL OR
RESIDENTIAL (LIVE/WORK)

OFFICE, COMMERCIAL, RETAIL OR
RESIDENTIAL (LIVE/WORK)

OFFICE, INDUSTRIAL, RETAIL OR
RESIDENTIAL

COMMUNITY SERVING RETAIL, INDUSTRIAL, OFFICE,
LIVE/WORK SPACE

(d)

Building Placement
−

All development shall have a no front setback from the
public right-of-way along Stonestreet Avenue but no
greater than fifteen feet (15’) from the property
line/right-of-way to provide public use space that is
visually and physically accessible.

−

A greater than fifteen feet (15’) setback from the street
frontage may be allowed, if the resulting area is
designed as a courtyard or public use space, such as a
pocket park or civic plaza.

−

No side yard setback between existing and proposed
retail, office, mixed-use and industrial buildings unless
an ingress/egress facility is required under this
ordinance.

−

For every 60’ of lot frontage on Stonestreet Avenue, a
change in the street edge shall apply to create a varied
rhythm in setbacks and open space. If a façade design
and style change achieves the same purpose, the
Planning
Commission
may
waive
this
setback
requirement during the use permit application.

60’

0’ side setback

15’ front setback
0’ front setback

Public use space 0’-15’ ft.
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(d)

Parking Placement

Parking and asphalt surfaces shall be located behind buildings except when points
of ingress/egress facilities are required. Underground parking structures may be
located adjacent to the public right-of-way.
If parking must be located
at the side or rear of a
building, it shall be located
behind a minimum fifteen
feet
(15’)
landscape
setback area providing a
75% level of opacity; or
screened by a forty two
inch (42”) high wall at the
public
right-of-way
and
shrubs or trees planted in
the five foot (5’) parking
setback area providing a
minimum 75% level of
opacity. Trees and shrubs
could be planted on either side of the wall.

Opaque

3.5

5

Off street parking structures should not be
located along the street level floor except if
the street level floor is a commercial space
with direct access to the public sidewalk.
Points of ingress or egress will be no more
than fifteen feet (15’) wide for one way
16
access and twenty-five feet (25’) wide for
A dense vegetative planting should
two-way access at the same location. The
provide a continuous visual
number, type and width of such driveways
shall be reasonably determined by the
Planning Commission to minimize the number of curb cuts on Stonestreet Avenue.
Entries to parking facilities from the street must be limited to one per block per
side. The Planning Commission may waive
Lot Line
this requirement in cases where hardship or
practical difficulty can be demonstrated at
the time of use permit application review.
Curb cuts should be eliminated or minimized
to the greatest extent possible through
shared driveways with adjacent properties.
Street connectivity and access management
should
be
assured
through
driveway
consolidation and the relocation of curb cuts.
In cases where there are multiple property
ownerships, private cross-easements are
encouraged in order to provide for shared
parking facilities for each use.

P ki

Max Parking Entry
25’

Building

B. Building Standards
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1.

Building Height
(a) Building height is limited to forty-five feet (45’) and four (4)
stories.
(b)

Building structures shall be a minimum of two (2) stories.
Exceptions may be considered by the Planning Commission for
existing legal buildings due to a hardship on the property owner
for expansion or repairing of existing structures and the
proposed development meets the intent and purpose of the
zone.

45’
Max

2 stories
Min

(c) An optional method of development provision to encourage land
assemblage and mixed-use projects that create a catalyst for
redevelopment of the Stonestreet Corridor. Under this voluntary
option, a building height up to sixty-five feet (65’) and up to six
(6) stories for mixed-use development is allowed if the Planning
Commission determines that a project:
−
−
−
−
−
−
−
−

(d)

Has a minimum area of 2 acres;
Is located within 1500’ of the Rockville MetroRail station;
Results in the assemblage of more than two properties;
Dedicates 10% of the project site, which is visually or
publicly accessible for the visual and performing arts
including murals, and/or the production of art;
Provides retail on the ground floor;
Prepares and submits a traffic impact study and provides
mitigation of traffic impacts, which exceed the standards of
the Standard Traffic Methodology;
Builds
or
contributes
funds
toward
public
street
improvements; and
Meets or exceeds the urban design standards in this zone
and character code contained in the SARI Plan, such as, the
installation of larger mature trees with a caliper size greater
than 3.5”.

Any multi-family, mixed-use or office and industrial development
adjacent to an existing residential use shall comply with a 45degree proximity slope taken from the shared property line
between the two uses or be setback from the shared property
line equal to the height of the proposed building measured from
the average grade to the highest point of the building.
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45 degree proximity slope

65’
Shared
property
line

25’

25’

20’
25’

65’
Shared
property
line

65’

20’
25’
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2.

Building Façade
(a)

Shall be a minimum of seventy-five percent (75%) of the overall
street frontage on Stonestreet Avenue.

(b)

For buildings with ground floor retail or service uses, no more than
thirty feet (30’) of the building frontage is allowed without a
change to the fenestration, design, setback or style of the façade.
For buildings with other uses at the ground floor, no more than
sixty feet (60’) of building frontage is permitted without a change
to the fenestration, design, setback or style of the façade to
appear like smaller retail storefronts.

30’/60’

30’/60’
Existing
Structure

Existing
Structure

One building

IV.

Parking, loading and access requirements
Parking, loading and access requirements within the Town Center East Zone shall
be as set forth in Chapter 25, Article IX, and Section 25-693 except that the
following additional modifications and requirements shall apply:
A.

The Planning Commission, or the Mayor and Council for City-owned land in the
Stonestreet Avenue Corridor, shall have the authority, in the granting of a use
permit if the project meets or exceeds zoning standards to reduce the required
number of parking spaces by an amount not to exceed thirty percent (30%) of
the total number of spaces in the building or buildings to be constructed;
provided that such reduction is justified on the basis of:
1.
2.
3.

4.

5.

Common patrons and on-site users of the uses within the building or
buildings;
Non-overlapping peak parking needs of the uses within the building or
buildings;
A major point of pedestrian access to such building or buildings is
within a fifteen hundred feet (1500’) walking distance of a transit
station shown on the Washington Metropolitan Area Transit Authority
Adopted Regional Rail Transit System; or
A parking management plan approved by the Planning Commission, or
the Mayor and Council for City-owned land or land purchased by the
applicant in the Stonestreet Avenue Corridor, will be implemented with
occupancy of the building or buildings using such features as car and
van pooling, and public or private transit; and
In addition to any action taken under this section, the Council,
following the issuance of a use permit pursuant to this section, shall
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have the authority to reduce the number of parking spaces required by
the use permit by an amount not to exceed ten percent (10%) of the
full amount of parking ordinarily required for the use in question.
Application for the amount of parking reduction shall be filed with the
City Clerk and final approval shall be by resolution of the Council.
B.

V.

The Planning Commission may permit fulfillment of all or part of the parking
requirement in the TCE zone (and the Town Center?) to be satisfied through
the payment of a fee-in-lieu of on-site parking when on-site parking is
impractical due to site conditions. Fees shall be determined by statute based
upon a per space cost. Parking fee-in-lieu payments shall be used for the
development of parking facilities in the Town Center.

Landscaping and Screening Standards
Screening and landscaping requirements within the Town Center East Zone shall
be as set forth in Article X of Chapter 25 except that the following additional
requirements in accordance with the adopted SARI Plan shall apply:
(a)

Parking Area Screening
(1) All developments shall provide screening of parking and
vehicular storage areas.
(2) If parking must be located at the side of a building, it shall be
located behind a minimum fifteen feet (15’) landscape setback
area providing a 75% level of opacity; or screened by a forty
two inch (42”) high wall at the public right-of-way providing a
minimum 75% level of opacity and shrubs or trees planted in
the five foot (5’) parking setback area.

(b)

Transitional Screening
(1) All commercial and industrial development adjacent to existing
residential uses shall provide transitional screening.
(2) Buffers and landscape treatment between existing residential
and adjacent commercial or industrial uses shall be provided
on the commercial or industrial development site in accordance
with the following:
(a) A minimum 15’ buffer area shall be provided and shall be
setback by a distance that is determined by a proximity
slope calculation as defined in this chapter.
(b) Screening within the buffer yard shall consist of one (1) or
a combination of two (2) or more of the following:
1.

2.

A dense vegetative planting incorporating trees and/or
shrubs of a variety that shall be equally effective in
winter and summer. Trees and/or shrubs shall be
adequately spaced to form a solid continuous visual
screen at a minimum six feet (6’) high.
Maintenance of the existing vegetation, in its natural
state, forms a screen with a height not less than six
feet (6’).
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3.
4.

A structure such as a solid masonry wall or solid fence
that is compatible with the principal structure and
complements the neighboring character.
Transitional screening walls and fences shall be a
minimum of six feet (6’) high measured from the
natural grade, in order to accomplish the desired
screening effect.

15’ Minimum buffer yard

6’
minimum
height
15’ Minimum buffer yard

VI.

Sign Regulations (Article XI, Section 25-470)
Sign requirements within the Town Center East Zone shall be as set forth in
Chapter 25, Article XI, Section 25-470 with the following modifications:
(a) Section 25-470. Signs permitted for all uses in the TC-1, TC-2, TC-3, TC-4,
TCE, O-1 and RPR adds the TCE zone.
(b) Murals shall be exempt from Section 25-470.

VII.

Approval Procedures (Article XIII, Section 25-681 and 25-710)
(a)

Use Permit Approval. (Sec. 25-681 revised)

All developments in the Town Center East zone shall require approval of the use
permit application in accordance with Division 2 of Article XIII of this chapter,
except that the following additional requirements shall apply:
i.

The Planning Commission shall approve a use permit application
only if it finds that the proposed development will:
−
−
−
−

ii.

Be consistent with the SARI Plan, TCMP, ERNP and LPNP;
Be consistent with the approved Preliminary Development
Plan, if applicable;
Be consistent with the intent and purpose of this Article; and
Not overburden existing public services, including water,
sanitary sewer, public roads, storm drainage and other public
improvements;

In approving a use permit application, the Planning Commission
may impose such conditions in connection therewith as will, in its
opinion, assure that the improvement and development will
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conform to the foregoing requirements, including, but not limited
to, provisions for the protection of adjacent property, access and
design for off-street parking and loading, and provisions for
community facilities.
(b)

Optional Method of Development Approval (Sec. 25-710.30, as amended)
Preliminary Development Plan
(1) All land developed in accordance with the optional method
shall be included in a Preliminary Development Plan approved
by the Mayor and Council. The Preliminary Development Plan
shall remain in full force and effect for the duration of the
subdivision or development of the land, but it may be
amended from time to time with approval of the Mayor and
Council. Once approved, and except as amended by the Mayor
and Council, a Preliminary Development Plan shall control the
development of all of the property included in the Preliminary
Development Plan. Successors in title to the applicant of a
Preliminary Development Plan shall be bound in the same
manner. Approval of a Preliminary Development Plan also
constitutes approval of a Preliminary Subdivision Plan in
accordance with Article XV of this chapter.
(2) The Mayor and Council may authorize optional method
development only if it determines that the proposed
development is in substantial accordance with the Plan and
with the intent and purpose of this article, and is compatible
with adjacent existing and permitted uses and developments.
In making such determination, the Mayor and Council shall
consider:
−
−
−

Provisions made for traffic impact mitigation, open space,
pedestrian circulation and environmental amenities;
The particular dimensions, grade and orientation of the
site, and the location and height of existing and proposed
development in the Town Center East Planning Area; and
The finding and requirements necessary for the approval of
a Preliminary Development Plan under Article XV of this
chapter.

(3) All requests for optional method approval shall be
accompanied by the material and information the Mayor and
Council requires making a decision and accompanied by such
fee as is determined by resolution of the Council.
(4) The fact that an application complies with all of the specific
requirements and purposes of the applicable zone or the article
shall not be deemed to create a presumption that the
development shall be approved.
(5) The procedures governing the filing of a Preliminary
Development Plan shall be controlled by Section 25-121
(posting of signs); 25-122 (written notice); 25-123
(establishment of a hearing date); and 25-124 (referral of
application to the Planning Commission); and a public
worksession with the Mayor and Council, Planning Commission,
and the applicant will be held on the Preliminary Development
Plan prior to, or shortly following submission of an application.
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(c)

Upgrades and Improvements Approval.

All upgrades and improvements to existing structures with frontage on Stonestreet
Avenue in accordance with Section II (b) (6) of this Article shall be subject to
approval by the Planning Commission.
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APPENDIX B
TOWN CENTER EAST ZONE: USE REQUIREMENTS

COMMERCIAL OFFICE AND INDUSTRIAL USES
P - Permitted Use, (P) - Permitted Use with Restrictions, NP - Not Permitted,
S - Special Exception
a. Retail sales and personal services.
1. Retailing of:
A. Alcoholic beverages for consumption on the premises of any restaurant
or delicatessen.
A.1. Alcoholic beverages for consumption off the premises.
B. Antiques.
C. Handicaraft, art or drafting sales and supplies.
D. Boats and marine supplies
E. Books, magazines and newspapers
F. Bicycles.
G. Drugs, including soda fountain.
H. Flowers, except from outdoor garden or greenhouse
I. Garden supplies.
J. Craft and hobby supplies.

max. 10,000
s.f.
max. 10,000
s.f.

(P)
P
P
P
P
P
P
P
P
P
P
P
S

Z. Video equipment, tapes and accessories, including rental and repair.
AA. Computers and accessories, including repair.
BB. Engineering instruments.
CC. Gardening and produce sales.
DD. Specialty items.
2. Bakery and confectioners for items sold only on the premises.
3. Locksmith.
4. Taxicab service, not including storage while not in use.
5. Mail order house.
6. Shoe repair.
7. Auctioneer, commercial and art gallery.
8. Tailoring, dressmaking and pressing.
9. Barbershops and beauty shops.
10. Photographic studio.
11. Optician.
12. Office of banks and saving and loan associations not having drive-in
facilities for the transaction of business from motor vehicles.
13. Office of banks and savings and loan associations having drive-in
facilities for the transaction of business from motor vehicles.
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S
P
P
P
P
P
P
P
P
P

(P)

L. Hardware.
M. Household appliances.
N. Music, musical instruments and accessories and recordings.
O. Paint and wallpaper supplies.
P. Pets.
Q. Photographic supplies.
R. Shoes.
S. Sporting goods.
T. Stationery.
U. Variety and dry goods.
V. Wearing apparel.
W. Jewelry, including repair.
X. Luggage, including repair.
Y. Retail sales not expressly permitted or prohibited in the zone.

(P)
Restrictions
Maximum
10,000 s.f.

P

(P)

K. Groceries.

14. Dry cleaning only for work accepted on premises.

TCE

P
P
P
P
P
P
P
NP
P
P
P
P
P
P
P
P
NP

S

Conditional
based on
proximity of a
residential
use.
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APPENDIX B
TOWN CENTER EAST ZONE: USE REQUIREMENTS

COMMERCIAL OFFICE AND INDUSTRIAL USES
P - Permitted Use, (P) - Permitted Use with Restrictions, NP - Not Permitted,
S - Special Exception
15. Dry cleaning and laundry pickup station for work to be done off the
premises.
16. Laundromat.
17. Restaurant:
A. Restaurant, full service or fast food freestanding or in multi-tenant
buildings, with drive-through or drive through only.

NP
NP

18. Taverns and nightclubs serving all legal beverages.
19. Funeral home.
20. Bakery and confectioner.
21. Delicatessen/carryout.
22. Private postal service.
23. Automobile rental.
24. Pawnbroker.
b. Home and business services.
1. Retailing of:

B. Lumber and other building supplies, indoor sales and storage only.
C. Heavy construction equipment and agricultural equipment.

P
P
S
NP
P
P
P
NP
NP

(P)

max 10,000
s.f.
max 10,000
s.f.

NP
P

Business machines, including minor repairs, and office supplies.
Scientific and laboratory supplies.
Medical supplies and equipment.
Home furniture and furnishings.
Power tools.

P
P
P
P
(P)

I. Office furniture and furnishings.
Electroplating.
Electrical contractor.
Radio, television and recording equipment repair.
Cabinetmaking and carpentry.
Plumbing and heating contractor.
Sheet metal shop.

NP
P
P
P
P
P
(P)

8. Sign fabrication and maintenance
9. Interior decorator.
10. Painting and decorating contractor.
11. Caterer.
12. Picture framing.
13. Duplicating service.
14. Boat repair and service.

max. 10,000
s.f.

max. 10,000
s.f.

P
P
P
P
P
P

15. Support services to restricted industrial uses including consulting firms,
instrument repair and service, data processing facilities.

P
(P)

16. Printing and lithographing.
17. Rental of any commodity allowed in the TCE zone.

max. 10,000
s.f.

NP

18. Repair and servicing of any commodity allowed in the industrial zone.
19. Repair and servicing of household appliances and equipment.
20. Upholstering.
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P

(P)

A. Lumber and other building supplies.

2.
3.
4.
5.
6.
7.

(P)
Restrictions
Maximum
10,000 s.f.

P

B. Restaurant, full service or fast food freestanding, no drive-through.
C. Restaurant, full service or fast food in multi-tenant building, no drivethrough.
D. Accessory restaurant.

D.
E.
F.
G.
H.

TCE

S
P
P
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APPENDIX B
TOWN CENTER EAST ZONE: USE REQUIREMENTS

COMMERCIAL OFFICE AND INDUSTRIAL USES
P - Permitted Use, (P) - Permitted Use with Restrictions, NP - Not Permitted,
S - Special Exception
21. Glass studio sales and installation.
c. Offices.

(P)
Restrictions
Maximum
10,000 s.f.

P

1. General and professional offices excluding medical practitioners.
2. General and professional offices not dealing directly with the general
public.
3. Medical practitioner's office.
d. Medical services.
1. Medical and dental clinics.
2. Medical and dental laboratories.
3. Hospital.
4. Ambulance service.
e. Animal services.
1. Animal hospital.
2. Kennel.
3. Farrier.
4. Veterinary office.
5. Pet grooming.
f. Institutional.
1. Libraries, museums, art galleries.
2. Educational institutions, private:
A. Business, art, music, dancing and other schools of a commercial nature
except for trade and job training schools.
B. Business, trade and job training schools.
3. Eleemosynary or philanthropic institutions.
4. Child care center
5. Adult day care center.
6. Nursing home
g. Automotive.
1. Motor vehicle and trailer sales, indoor; including new and re-conditioned
parts and accessories and service incidental thereto.
2. Motor vehicle and trailer sales, outdoor; excluding trucks and trailers
exceeding three-fourths-ton capacity, when conducted as an accessory use to
indoor motor vehicle and trailer sales.
3. Motor vehicle and trailer sales, outdoor.
4. Automobile filling station:
A. Class I.
B. Class II.
C. Class III.
5. Parking facility:
A. Parking lots.
B. Parking structures.
6. Automotive repair garage.
7. Mechanical car wash.
8. Tires, batteries and accessory sales, including service incidental thereto.

P
P
P
P
S
NP
NP
P
P
NP
P
P
P
P
P
S
S
S
S
NP
NP
NP
NP
NP
NP
NP
S
S
S
NP
S
P

9. Automobile repair parts sales, excluding installation and service.
10. Motor vehicle towing service without storage.
11. Automobile fluid maintenance station.
h. Manufacturing and processing.

NP
NP

1. Manufacture of cinder blocks and concrete blocks, steps, sills and lintels.
2. Any light manufacturing, processing or compounding use not expressly
permitted.
3. Dry cleaning and laundry plant, excluding customer service.
4. Ready-mixed concrete plant.
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NP
S
NP
NP
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APPENDIX B
TOWN CENTER EAST ZONE: USE REQUIREMENTS

COMMERCIAL OFFICE AND INDUSTRIAL USES
P - Permitted Use, (P) - Permitted Use with Restrictions, NP - Not Permitted,

TCE

S - Special Exception
NP
P

5. Processing or compounding of drugs and cosmetics
6. Packaging of previously prepared commodities.
7. Assembly of electrical and electronic appliances and equipment and
precision instruments.
8. Photographic processing.
9. Machine shop.
10. Bottling plant.
11. Ice plant.
12. Blacksmith.

P
P
P
NP
NP
P
S
NP

13. Any service industrial use not expressly permitted.
14. Dry cleaning and laundry plant, including customer service.
15. Fine arts studio in which Individual works of art are created or restored.
i. Assembly and entertainment
1. Churches and other places of worship.
2. Accessory use to place of worship.
3. Cemeteries
4. Memorial garden, accessory.
5. Private club or lodge.
6. Rental halls for meetings and social occasions.
7. Recreational entertainment establishments - indoor, commercial, except
shooting gallery or range.
8. Shooting galleries or ranges
9. Outdoor recreational establishment, commercial, except shooting gallery
or range.
10. Theater.
A. Dinner theater.
11. Health and fitness establishment.
12. Recreational and sport facility, indoor, commercial.
j. Wholesaling, warehousing and storage.

P
P
P
NP
P
S
S
(P)

NP
P
P
P
(P)

(P)

2. Warehousing of consumer goods only

(P)

3. Junk yards and building materials salvage yards.

NP

9. Wholesaling of any commodity permitted in the TCE zone
10. Self-storage warehouse
k. Other uses.
1. Publicly owned or operated buildings and facilities.
2.
3.
4.
5.

Housing for the elderly and physically handicapped.
Hotel.
Trucking freight terminal.
Radio, television or recording studio
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max. 10,000
s.f.

NP

1. General warehousing

4. Contractor's storage yards for equipment and materials.
5. Public utility outdoor storage and vehicle parking.
6. Cold storage facility.
7. Fuel and feed yards including bulk fuel oil storage.
8. Wholesaling of items or commodities manufactured, processed, or
compounded on the premises

(P)
Restrictions
Maximum
10,000 s.f.

S
S
NP
NP
(P)
S

max. 10,000
s.f.
max. 10,000
s.f. per floor
up to a max of
25,000
max. 10,000
s.f. per floor
up to a max of
25,001
max. 10,000
s.f.

max. 10,000
s.f.
max. 10,000
s.f.

NP
P
P
S
NP
P
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APPENDIX B
TOWN CENTER EAST ZONE: USE REQUIREMENTS

COMMERCIAL OFFICE AND INDUSTRIAL USES
P - Permitted Use, (P) - Permitted Use with Restrictions, NP - Not Permitted,

TCE

S - Special Exception
(P)

6. Greenhouses, including retail sales.
7. Research laboratories.
8. Newspaper, book and magazine publishing and printing.
9. Private helistops.
10. Private heliports.
11. Public utility buildings and structures.
12. Public transportation station.
13. Off-street parking of motor vehicles in connection with any use
permitted in the zone.
14. Accessory uses
15. Floor coverings, sales and installation
16. Adult entertainment establishments.
17. Multi-family dwellings.
18. Personal living quarters.

(P)
Restrictions
Maximum
10,000 s.f.
max. 10,000
s.f.

S
P
S
S
P
P
P
P
P
NP
P
S

l. Uses by temporary permit (issued by the [Director of Licenses and
Inspections] Chief of Inspection Services for not more than 6 calendar
months and which shall not be renewed for more than 4 successive
periods at the same location).
1. Temporary buildings or yard for construction materials or equipment, both incidental
and necessary to construction in the immediate area for not more than 6 calendar months
and which must not be renewed for more than 4 successive periods at the same location
2. Temporary office incidental and necessary for the sale or rental of real property in the
immediate area for not more than 6 calendar months and which must not be renewed for
more than 4 successive periods at the same location
3. Christmas tree sales between December 5 and December 25
4. Garden produce only during the months of May through October
5. Temporary carnivals

P

P
P
P
P

m. Mobile uses, general and professional offices
n. Wireless communication facility entirely within an existing
building or on the roof or side of a building, or attached to an existing
structure (subject to the requirements of Section 25-333).
o. Wireless communication facility not located entirely within an
existing building or on the roof or side of a building, or attached to an
existing structure, including, but not limited to, antennas on a
freestanding ground mounted antenna support structure (subject to
the requirements of Section 25-333).
P. Parking
1. Off-street parking of motor vehicles in connection with any use permitted
in the zone.
2. Off-street parking facilities for a church or other place of worship on a
different and separate lot, which is 100 feet or less from a front entrance to
a church or other place of worship.
3. Off-street parking facilities for a church or other place of worship on a
different and separate lot, which is in excess of 100 feet but not greater than
500 feet from a front entrance to a place of worship
RESIDENTIAL USES
14. Dwellings.*
a. Residential.
1. Detached one-family dwellings
2. Semidetached one-family dwellings (duplex)
3. Attached one-family dwellings (townhouses).
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NP

P
P

P

P
NP
P
P
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APPENDIX B
TOWN CENTER EAST ZONE: USE REQUIREMENTS

COMMERCIAL OFFICE AND INDUSTRIAL USES
P - Permitted Use, (P) - Permitted Use with Restrictions, NP - Not Permitted,
S - Special Exception
4. Multiple-family dwellings
5. Housing for elderly and physically handicapped
6. Accessory apartment
7. Personal living quarters.
8. Live-work and artist units
b. Home occupations.
1. Professional office.
2. Office in which chattels or goods, wares or merchandise are not
commercially created, exchanged, sold or distributed.

TCE

P
P
NP
S
P
P
P

3. Fine arts studio in which individual works of art are created or restored.
4. Rooming or boarding of not more than 2 persons.
5. Custom dressmaking, millinery, tailoring, sewing of fabric for custom
apparel and custom home furnishings.
6. Tutoring of not more than 4 students simultaneously.
c. Swimming pools.
1. Nonaccessory.
2. Accessory.
d. Institutional.

P
NP
P
P
NP
P

1.
2.
3.
4.

Educational institutions, private
Nursing homes.
Child care home.
Child care center:
7 to 12 children.
13 or more children.
5. Eleemosynary or philanthropic institutions.
6. Churches, synagogues and other places of worship.
7. Accessory use to a place of worship.
8. Cemeteries.
9. Memorial garden, accessory.
e. Medical Services.

P
S
S
S
S
S
S
P
P
NP
P

1. Hospital.
2. Medical and dental clinics.
3. Medical practitioner's office in an apartment building.

NP
P
P
P
P
P

f. Gardening, including retail sale of produce.
g. Public utility buildings and structures.
h. Veterinarian office and animal hospital.
i. Golf courses, country clubs, service organizations, community buildings
privately owned and privately operated.
j. City-owned or operated buildings and uses excluding sanitary landfills and
incinerators.
k. Publicly owned or operated buildings and uses, excluding sanitary landfills and
incinerators.
l. Business office incidental to the rental, operation, service and maintenance of
dwelling units in apartment developments.
m. Uses by temporary permit (issued by the [Director of Licenses and Inspections]
Chief of Inspection Services for not more than 6 calendar months and which shall
not be renewed for more than 4 successive periods at the same location).
1. Temporary buildings or yard for construction materials or equipment, both incidental
and necessary to construction in the immediate area.
2. Temporary office or model home both incidental and necessary for the sale or rental
of real property in the immediate area.
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(P)
Restrictions
Maximum
10,000 s.f.

NP
P
P
P

P

P
P
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APPENDIX B
TOWN CENTER EAST ZONE: USE REQUIREMENTS

COMMERCIAL OFFICE AND INDUSTRIAL USES
P - Permitted Use, (P) - Permitted Use with Restrictions, NP - Not Permitted,
S - Special Exception
n. Accessory uses.
o. Off-street parking of motor vehicles used on the premises in connection with
any uses permitted in the zone.
p. Private club[s] or lodge.

TCE

P
S

q. Off-street parking facilities for a church or other place of worship on a different
and separate lot, which is 100 feet or less from a front entrance to a church or
other place of worship.

P

r. Off-street parking facilities for a church or other place of worship on a different
and separate lot, which is in excess of 100 feet but not greater than 500 feet from a
front entrance to a place of worship

P

s. Wireless communication facility entirely within an existing building or on the
roof or side of a building, or attached to an existing structure (subject to the
requirements of Section 25-333).

P

t. Wireless communication facility not located entirely within an existing building
or on the roof or side of a building, or attached to an existing structure, including,
but not limited to, antennas on a freestanding ground mounted antenna support
structure (subject to the requirements of Section 25-333).
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(P)
Restrictions
Maximum
10,000 s.f.

NP
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APPENDIX C

Smart Growth: Arts and Entertainment Districts
WHAT IS AN ARTS AND ENTERTAINMENT DISTRICT?
Arts and Entertainment Districts has been defined by Americans for the Arts as a:
“Well-recognized, labeled, mixed-use area of the city in which a high concentration
of arts and cultural facilities serve as the anchor attraction.”
Most often Arts and Entertainment Districts can be found national wide in down town
areas but they can also flourish in suburban, rural, and neighborhood locations. Each Art
and Entertainment district is unique in that it reflects its local mission, history and
cultural development and its success depends on its location, management, content and
funding.
In Maryland, the benefits offered to selected districts include property tax credits for
renovation of certain buildings that create live-work space for artists and/or space for arts
and entertainment enterprises, an income tax subtraction modification for income derived
from artistic work sold by “qualifying residing artists”, an exemption from the
Admissions and Amusement tax levied by an “arts and entertainment enterprise” or
“qualifying residing artist” in a district, and access to financial assistance from the
Maryland Economic Development Assistance Fund.
Current designated districts include the Station North A&E District in Baltimore City,
Gateway A&E District in Prince George’s County, encompassing four municipalities and
the A&E Districts in downtown areas of Cumberland, Hagerstown, Bethesda and Silver
Spring.
WHO CAN APPLY?
 A county may apply for designation of an area within its corporate or political
boundaries as an arts and entertainment district, but if all or any portion of the
area is within a municipal corporation, the governing body of the municipal
corporation must consent.
 A municipal corporation may apply for designation of an area if before it applies,
the municipal corporation: obtains a county’s acknowledgement in which it is
located that the tax subtraction modification to be offered on the district may
affect the county’s income. It should also obtain a statement as to whether the
county will offer property tax credit and the exemption from the admissions and
amusement tax.
 Two or more political subdivisions may jointly apply if the proposed area is
within each of their common boundaries.
WHAT ARE THE APPLICATION REQUIREMENTS?
All applications must meet all the requirements and follow the following review process:
Staff Review: Initial review for completion and adherence purposes
Committee Review: This committee, conformed of the Department of Business and
Economic Development, the Department of Housing and Community Development, and
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the Governor’s office of Smart Growth, will forward recommendation to the Secretary of
Business and Economic Development.
Secretary Review and Approval: Within 60 days after a submission date (April 1 and
October 1 of any calendar year) , the Secretary may designate one or more arts and
entertainments districts for designation period of up to 10 years from among the
applications submitted. No more than one designation per county per calendar year may
be selected. No more than six designations per calendar year may be made. All decisions
are final.
WHAT NEEDS TO BE INCLUDED IN THE APPLICATION?
1) Table of Contents
2) Cover sheet
3) Endorsement by chief elected official
4) Vicinity Map and plan of proposed district indicating:
 Existing improvements and historic significance;
 Existing Transportation facilities;
 Existing arts, entertainment, and tourist facilities;
 Any proposed State or local capital improvements projects that affect the
proposed district;
 Existing and proposed handicap accessibility features;
 Existing art facilities/organization
 Geographic relationship to Smart Growth Priority Funding Area
This map should reflect a written narrative description.
5) Tax map or Block Plat identifying:
 Properties in the proposed district, and their property valuation by class;
 An indication of those properties publicly and privately held;
 An analysis of current building use or uses including their zoning;
 Zoning designation of the area;
 The availability of affordable housing, studio and performance space;
 Any other information that is pertinent
6) Written narrative must include:
a. General
 Detailed description of the proposed district boundaries, including street
names and directional, sides of the streets, blocks, etc;
 Potential for affordable housing (rental or purchase), studio and
performance space;
 Details of propose activities and time frames for completion;
 Explanations of goals and objectives of the proposed district;
 Explanation of how the A&E designation will benefit the proposed
district, and if applicable, the surrounding area;
 Area to be served identifying any place or entity affected by the proposed
district;
 Description of how the proposed district will coordinate economic
development and Smart Growth initiatives with other economic zctivities
in the area;
 Transportation/walking plans for the proposed district;
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 ADA Accessibility features of the proposed district.
b. Management Plan
 Proposed District leadership/management team and their demonstrated
capability in providing the proposed district assistance;
 Proposed budget for district management;
 Plans to market the proposed district to artists, business and tourist;
 Voluntary Registration procedures to be used for artists and business that
will be included in the district.
7) Listing of Artists and Arts and Entertainment Enterprises located in the
proposed district and immediate area to provide a better understanding of local
arts base for the committee.
8) Local Standards that will be imposed by the local jurisdiction of the A&E
enterprises or qualifying residing artist as a precondition to receiving any
additional local benefits.
9) Specific Evidence that the county, municipal corporation, or both in the case of a
joint application, will offer incentives to arts and entertainment enterprises and
qualifying residing artists if the request for designation is approved. (If local law
requires a resolution the resolution needs to be passed prior to submission of
application)
10) Evidence and certification that the political subdivision, before submission of
application held a public hearing with adequate notice and publicity on the
application.
11) If the size of the proposed district exceeds one hundred acre a written
justification should be included.
12) A certification from the county or municipality that is applying that the
entire proposed A&E district is located in a priority funding area as defined
under State Finance and Procurement Article ss 5-7B-03, Annoted Code of
Maryland
13) Included as an attachment any reports, feasibility studies, visioning results,
news articles, etc. that may have been generated regarding the proposed arts
and entertainment district.
WHEN REVIEWING APPLICATIONS TO DESIGNATE DISTRICTS WHAT
WILL BE GIVEN PRIORITY CONSIDERATION?
Although the completion of required documents and quality of materials and
responses are the most important aspects of the application, applications that express
the following will be more competitive:
 The support of the county and municipal corporation (If part or all the district
is in a municipal corporation)
 Strong outlines of the management lines
 Districts that serve an existing population of artists and arts and entertainment
enterprises or indication through the goals and objectives that the district will
attract these populations.
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