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Summary

The Planning Board’s public hearing on the Veirs Mill Corridor Master Plan was held on April 26, 2018
and the public hearing record closed on May 10, 2018. The Planning Board’s first work session for the
plan was held on May 17, 2018 and a summary of comments received prior to May 10 were provided to
the Planning Board. Additional comments were received, and a summary of these comments are
attached. Comments from the Montgomery County Department of Transportation (MCDOT) and the
Maryland Department of Transportation State Highway Administration (MDOT SHA) were also received,
and these comments will be summarized and provided in advance of a future work session.

During the second work session, staff will summarize the guidance received from the Planning Board in
the first work session and then continue with discussion on the land use and zoning recommendations in
the public hearing draft. The discussion will focus on the land use and zoning recommendations in the
Connecticut / Randolph District, including the existing commercial properties, and the Twinbrook
District, including the Rock Creek Woods Apartments and the Halpine View Apartments. Attachment 1
provides an overview of the existing zoning, zoning recommended in the public hearing draft and zoning
requests received in the written testimony for select properties. Attachment 2 includes a summary of
the written public hearing testimony received for select properties in the Connecticut / Randolph
District and the Twinbrook District. The complete public hearing testimony related to zoning requests
for select properties in these districts is also included in Attachment 4.

A third work session is scheduled for July 12, 2018 to continue the review of the land use and zoning
recommendations, if necessary, and initiate discussion on the transportation recommendations.

Key milestones in the Veirs Mill Corridor Master Plan process include the following:

= January 11, 2018 Preliminary Recommendations presented to the Planning Board
= March 8, 2018 Working Draft presented to the Planning Board

= March 22,2018 Public Hearing Draft available

= April 26,2018 Planning Board Public Hearing

= May17,2018 Planning Board Work Session #1

= June?7, 2018 Planning Board Work Session #2

= July 12,2018 Planning Board Work Session #3


mailto:Jessica.McVary@montgomeryplanning.org
mailto:Nancy.Sturgeon@montgomeryplanning.org
mailto:Carrie.Sanders@montgomeryplanning.org

Attachments
1. Summary of Zoning Recommendations
2. Summary of Written Public Hearing Testimony Related to Zoning for Work Session 2 and
Testimony Received after May 10, 2018
3. Written comments received since May 10, 2018
4. Zoning requests received in written testimony for select properties



Veirs Mill Corridor Master Plan

Attachment 1: Summary of Zoning Recommendations

Property Page Existing Zoning PH Draft Zoning Owner's Requested Zoning Staff Response
Northeast
drant of CRT-0.75, C-0.75, R-0.25, H-45 . . L .
1 Qu.a rar'1 ° 80 CRT 1.25, C-0.75, R-0.75, H-50| No testimony received Maintain PH Draft Zoning
Veirs Mill Rd and CRN-0.5, C-0.5, R-0.25, H-35
Randolph Rd
o CRT-0.75, C-0.75, R-0.25, H-45 CRT-1.25,C-1.25,R-1.25 H{ . . _
2 |Veirs Mill Village | 79 R-60 CRT 1.25, C-0.75, R-1.0, H-75 75 Maintain PH Draft Zoning
Stoneymill CRT-0.75, C-0.75, R-0.25, H-45 Concurs with PH Draft o .
3 78 CRT 1.25, C-0.75, R-1.0, H-75 . Maintain PH Draft Zoning
Square R-60 Zoning
g |Rock Creek 98 R-20 sfon:rrtm FE:;ianiiglnll\;l]g CRT-1.25, H-75 CRT-1.25,C-0.25, R-1.25, H
Woods PP P R 75
Amendment
Halpine View
13001
( , , . , CRT-1.5, C-0.25, R-1.25, H- o _
5 [Twinbrook Pkwy | 98 R-30 Confirm Existing Zoning 85 Maintain PH Draft Zoning
and 5508
Dowgate Ct)
Halpine View CRT-1.5, C-0.25, R-1.25, H-| CRT-1.25, C-0.25, R-1.25, H
6 [(12813 98 R-30 CRT-1.25, C-0.25, R-1.0, H-85 - T R R o R
. 85 85
Twinbrook Pkwy)
CRT-1.25, C-0.25, R-1.25, H
7 |Parkway Woods | 98 R-30 CRT-1.25, C-0.25, R-1.0, H-85 | No testimony received ’ g5 ’ ’
, , , CRT-1.25, C-0.25, R-1.25, H
8 [Halpine Hamlet 98 R-30 CRT-1.25, C-0.25, R-1.0, H-85 No testimony received 85

Attachment 4 contains the zoning requests received in written testimony for these properties.

Page 1



Veirs Mill Corridor Master Plan
Attachment 2: Summary of Written Public Hearing Testimony Related to Zoning for Work Session 2 and Testimony Received after May 10, 2018

Issue / Property Page Testimony or Comment Commenter Staff Response

Staff continues to support the Draft Plan's
proposed recommendations for this
property.

Equalize the density potentials of
commercial and residential by rezoning the

Staff will review th ded
property to CRT 1.25, C-1.25, R-1.25, H-75. alt Wil Teview the recommende

provisions regarding incremental changes

. - . L and discuss with the Planning Board.
Provide flexibility for interim improvements

Land Use and without accommodating long-term master VMR Associates , .
. . - ) The Draft Plan's transportation
Zoning plan expectations. (William Kominers and . o
. recommendations are located within the
1 79, 84 Elizabeth Rogers, isting right-of tisi tant t ¢
existing right-of-way. It is important to note
Veirs Mill Village Ensure proposed transportation Lerch, Early & Brewer & g' y P .
. . . that a portion of the VMR Associates
Shopping Center infrastructure can be accommodated within CHTD)

parking is located within the existing right-

the existing right-of-way. of-way

Allow for the configuration of the open
space to occur with future redevelopment
plans.

Staff continues to support the Draft Plan's
design recommendations for this property,
but acknowledges that the conceptual
illustrations in the plan are illustrative and
intended to convey ideas.

The zoning recommendations in the draft

. Staff continues to support the Draft Plan's
plan are acceptable. Request revisions to

proposed recommendations for urban
design, open space and transportation for
this property.

the urban design, open space and

transportation recommendations, including
Land Use and . .
the location and size of open space and

Zonin
8 streets. CBS Associates (Scott .
78, 85, . The abstract of this master plan states:
2 . Wallace, Linowes and |, .
Stoneymill 86, 88-89 . Plans do not specify all development
. Request that the plan recommendations Blocher LLP) e ) i .
Square Shopping . o . . . possibilities. They often include illustrative
are identified as illustrative and that partial .
Center sketches intended to convey a sense of

redevelopment of the site can proceed
P P desirable future character rather than

detailed recommendations of a particular
design."

without triggering compliance with
recommendations more applicable to long-
term redevelopment.

Attachments 3 and 4 contain the full contents of the above comments. Page 2



Veirs Mill Corridor Master Plan
Attachment 2: Summary of Written Public Hearing Testimony Related to Zoning for Work Session 2 and Testimony Received after May 10, 2018

Issue / Property Page Testimony or Comment Commenter Staff Response
Land Use and Request for rezoning of the entire Rock
Zoning Creek Woods Apartments property from R- Staff supports the owner's requested
3 97-101 20 to CRT-1.25, H_7E" to faciIita‘te long-term Joseph Lynott, Il zoning due to uniqu? ir'1frastructure
Rock Creek redevelopment to higher density challenges and proximity to future bus
Woods multifamily use due to age and condition of rapid transit.
Apartments existing dwelling units.
Request for rezoning of the entire Halpine
Park LLC property from R-30 to CRT-1.5, C- Staff continues to support the Draft Plan's
0.25, R-1.25, H-85 to support long-term proposed zoning recommendations (R-30)
Land Use and redevelopment due to age and condition of for 13001 Twinbrook Parkway and 5508
Zoning existing dwelling units. Halpine Park LLC (C. [Dowgate Court, but supports a rezoning to
A 71; Robert Dalrymple, |CRT-1.25, C-0.25, R-1.25, H-85 for 12813
Halpine View 97-101. [Request for the master plan to recommend | Linowes and Blocher |Twinbrook Parkway to increase
Apartments the disposition of the former Aspen Hill LLP) opportunities for optional method
right-of-way to Halpine Park, LLC. development on the portion of the
property located near the Twinbrook
Request for the historical overview of Metrorail Station.
Halpine View to be removed from the plan.
Staff continues to support the Draft Plan's
Halpine Park LLC supports the goal of proposed zoning recommendations (R-30)
Land Use and affordable housing but believes that the for 13001 Twinbrook Parkway and 5508
. goal can best be achieved through a phased . . |Dowgate Court, but supports a rezoning to
Zoning . ) Halpine Park LLC (Brian
redevelopment with the CRT zone. Halpine CRT-1.25, C-0.25, R-1.25, H-85 for 12813
5 97-101. . Alford, Grady . .
. . Park LLC does not believe that the draft Twinbrook Parkway to increase
Halpine View , . Management) » .
Apartments plan's recommendation to redevelop a opportunities for optional method
portion of the site while preserving some development on the portion of the
units is economically feasible. property located near the Twinbrook
Metrorail Station.

Attachments 3 and 4 contain the full contents of the above comments.




Veirs Mill Corridor Master Plan
Attachment 2: Summary of Written Public Hearing Testimony Related to Zoning for Work Session 2 and Testimony Received after May 10, 2018

Issue / Property

Page

Testimony or Comment

Commenter

Staff Response

Land Use and
Zoning

Halpine View
Apartments

71;
97-101.

Supplemental comments were provided to
respond to questions from the Planning
Board during the public hearing.

Buildings 12 and 13, located toward the
rear of the property and adjacent to Rock
Creek Park, include 78 units with 36 one-
bedroom, 18-two bedroom and 24-three
bedroom units.

Halpine View currently includes 250 two-

bedroom units and 57 three-bedroom units.

Should the entire property be
recommended for rezoning to the CRT-1.5,
C-0.25, R-1.25, H-85 zone to allow for a
phased redevelopment, Halpine would
provide at a minimum, the same number of
new two- and three-bedroom units at the
property.

Supplemental
Comments from
Halpine Park LLC (C.
Robert Dalrymple,
Linowes and Blocher
LLP)

Staff continues to support the Draft Plan's
proposed zoning recommendations (R-30)
for 13001 Twinbrook Parkway and 5508
Dowgate Court, but supports a rezoning to
CRT-1.25, C-0.25, R-1.25, H-85 for 12813
Twinbrook Parkway to increase
opportunities for optional method
development on the portion of the
property located near the Twinbrook
Metrorail Station.

Attachments 3 and 4 contain the full contents of the above comments.

Page 4



Veirs Mill Corridor Master Plan
Attachment 2: Summary of Written Public Hearing Testimony Related to Zoning for Work Session 2 and Testimony Received after May 10, 2018

recommendations for BRT, continuous
sidewalks, bike lanes and reduced speed
limits.

Issue / Property Page Testimony or Comment Commenter Staff Response
Replace the zoning for single-family homes
with higher density for anything within a
mile radius to Metro or BRT stations.
Redevelop the northeast lot at the
intersection of Veirs Mill Road and
Connecticut Avenue, currently occupied by Staff continues to support the land use and
Land Use and . . . . . . . S .
7 Zonin Verizon, into mixed-use residential. Jared Hautamaki zoning recommendations in the Public
8 Hearing Draft.
Consider options for hotel zoning at the
soon to be former car dealership in
Wheaton. (Staff notes that this location is
within the Wheaton Central Business
District and Vicinity Sector Plan and not
within the Veirs Mill Corridor Master Plan. )
. Staff concurs. The draft plan seeks to
Support plan and recommendations related L.
. ) prioritize the safety of all road users
Mobility and to safety and lack of bicycle lanes to i . ]
8 27-52 o . . i Suzanne Kaasa through the introduction of infrastructure
Safety facilitate transportation options besides . L .
for pedestrians, bicyclists and transit users
cars.
as well as reduced speeds.
Supports improvements for improved
safety of pedestrians, bicyclists and
. L Y ) . Staff concurs. The draft plan seeks to
residents at Matthew Henson Trail crossing o
. ) . prioritize the safety of all road users
Mobility and and along Veirs Mill Road. Supports ) . .
9 | . . 27-52 |, . . Alan H. Landay through the introduction of infrastructure
Vision Zero incorporation of vision zero and

for pedestrians, bicyclists and transit users
as well as reduced speeds.

Attachments 3 and 4 contain the full contents of the above comments.

Page 5



Veirs Mill Corridor Master Plan
Attachment 3: Written comments received since May 10, 2018



5/11/2018 Email: Viers Mill Master Plan Draft

Email

Viers Mill Master Plan Draft

Email

From B jared.hautamaki@gmail.com

To @ <MCP-Chair MCP-Chair>; & Clyde Dmonte; & MCP-Chair #; [ mcp-chair@mncppc-mc.org; B MCP-Chair@mncppc-mc.org
Cc

Subject Viers Mill Master Plan Draft

Date Sent Date Received 5/10/2018 8:07 AM

I think the plan is a bit underwhelming. I would encourage revisions for replacing zoning for single family homes with higher density for anything within a mile radius to metro or brt
stations.

I would encourage development of the Northeast lot at Connecticut and Viers Mill, the Verizon building into mixed use residential.

And I would look at options for zoning got a hotel at soon to be former car dealership in Wheaton. Neighbors have complained of a lack of hotel options to the Wheaton Hills Civic
Association via Nextdoor.com.

Thank you for the opportunity to comment.
Jared Hautamaki

3002 Blueridge
Silver Spring MD 20902

Attachments
File Name File Size (Bytes)
No Attachment records are available in this view.
0 - 0 of 0 (0 selected) Page 1

https://mncppc.crm.dynamics.com/_forms/print/print.aspx?allsubgridspages=false&formid=394ca387-4777-457c-b5ae-c7a3e632be41&id=%7b3A2895BF-4A54-E811-8125-5065F 38AF9C1%7d&objectType=4202&title:



5/11/2018 Email: Veirs Mill Corridor Master Plan

Email

Veirs Mill Corridor Master Plan

Email

From & suzanne.kaasa@gmail.com

To @ <MCP-Chair MCP-Chair>; & Clyde Dmonte; & MCP-Chair #; [ mcp-chair@mncppc-mc.org; B MCP-Chair@mncppc-mc.org
Cc

Subject Veirs Mill Corridor Master Plan

Date Sent Date Received 5/9/2018 10:06 PM

I am writing in support of this plan and the recommendations it contains. As a resident on the Veirs Mill corridor, I have attended almost all of the outreach planning
sessions that were held during the development of the plan. The plan addresses several key issues that were raised, such as resident concerns about safety issues and
lack of bicycle lanes to facilitate transportation options besides cars.

Attachments
File Name File Size (Bytes)

No Attachment records are available in this view.

0 - 0 of 0 (0 selected) Page 1

https://mncppc.crm.dynamics.com/_forms/print/print.aspx?allsubgridspages=false&formid=394ca387-4777-457c-b5ae-c7a3e632be41&id=%7bD88C32B5-F653-E811-8125-5065F 38 AF9C 1%7d&objectType=4202&dtitle









Veirs Mill Corridor Master Plan
Attachment 4: Zoning requests received in written testimony for select properties
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LINOWES
AND | BLOCHER LLP

ATTORNEYS AT LAW

May 10, 2018 Scott C. Wallace
301.961.5124
swallace@linowes-law.com

By Email Delivery

Casey Anderson, Chair

and Commissioners of the
Montgomery County Planning Board

8787 Georgia Avenue

Silver Spring, Maryland 20910

Re:  Stoneymill Square — Veirs Mill Corridor Master Plan Update-Working Draft (the
“Working Draft”)

Dear Chairman Anderson and Planning Board Commissioners:

This office represents CBS Associates Limited Partnership (“CBS”), the owner of the Stoneymill
Square Shopping Center located in the northwest quadrant of the intersection of Randolph Road
and Veirs Mill Road. An aerial photograph of the Shopping Center is attached as

Attachment “1”. The Property is currently zoned CRT 0.75/C O.75/R 0.75/H 45. A small
portion of the Property is zoned R-60. The Working Draft recommends rezoning the entire
Property to CRT 1.25/C 0.75/R 1.0/H 75 to encourage mixed-use redevelopment.

CBS supports rezoning the R-60 portion of the Property to the CRT Zone to provide uniform
zoning of the Property. With regard to the balance of the Property, the existing Shopping Center
is a productive asset with unique community focused stores, and CBS has no immediate plans for
redevelopment. Although CBS did not request additional density, the CRT zoning
recommendation is acceptable.

However, CBS is concerned that the Urban Design, Open Space and Road Network
recommendations for the Property in the Working Draft are too restrictive, particularly with
regard to the location and size of public open space and the extension of a public road through
the Property, and will not facilitate the successful redevelopment of the Shopping Center if
pursued in the future.

Further, while the Working Draft addresses short-term and long-term redevelopment scenarios
for the Property, the recommendations may frustrate modest short-term improvements. For
example, CBS has recently been approached by a gas station operator who has plans for
replacing the existing outdated service center and gas station with a convenience store and new
pumps. This project would improve the aesthetics of a portion of the Property, as well as

**L&B 6935580v1/12723.0003

7200 Wisconsin Avenue | Suite 800 | Bethesda, MID 20814-4842 | 301.654.0504 | 301.654.2801 Fax | www.linowes-law.com



LINOWES
AND| BLOCHER LLP

ATTORNEYS AT LAW

Casey Anderson, Chair

and Commissioners of the
Montgomery County Planning Board

May 10,2018

Page 2

vehicular circulation. However, the recommendations in the Working Draft regarding internal
road alignments and building locations may not facilitate the project moving forward.

In order to address these concerns, we have proposed revisions to the Working Draft shown in
Attachment “2” (clean and redline). The proposed revisions are intended to address the goals of
the Master Plan Update while still allowing the owners of the Shopping Center enough flexibility
to facilitate short-term improvements and accommodate market conditions that will drive
redevelopment if it is to occur in the future.

We look forward to discussing these revisions with Staff and the Planning Board as its review of
the Working Draft continues. In the meantime, please do not hesitate to contact me if you have
any questions.

Thank you.

Very truly yours,

LINOWES AND BLOCHER LLP
i
Tz (U e
Scott C. Wallace
ce: Ms. Nancy Sturgeon
Ms. Jessica McVary

Mr. Larry Spott
Mr. Michael Beachley

**L&B 6935580v1/12723.0003
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Attachment “2”

Veirs Mill Corridor Master Plan
Revisions to March 2018 Working Draft

1.6.3 Opportunities (Page 7)

e Planned implementation of bus rapid transit on Veirs Mill Road could increase transit
ridership, reduce commute times for existing riders, stimulate reinvestment in the public
infrastructure and help reduce single occupancy vehicle trips

e  Existing commercial node at the intersection of Veirs Mill Road and Randolph Road
could be redeveloped to introduce additional neighborhood-serving uses and provide a
central community gathering space.

e If the existing commercial uses are unlikely to redevelop, short-term site improvements
could be implemented to improve connections, where feasible and applicable.

2.5.3 Street Network Recommendations (Page 33)

e If the Stoneymill Square Shopping Center completely redevelops, extend Gridley Road as
a private street from its current terminus at Veirs Mill Road to Colie Drive to provide
greater connectivity through the property. The location and alignment for the extension
shown in the Master Plan is illustrative and may change to accommodate redevelopment
of the site.

3.2 Connecticut/Randolph District (Page 75)

Tenants include Korean Korner, Unique Thrift, CVS and neighborhood-serving uses, such as
restaurants, gas stations and a dry cleaner. Nearly 13 acres of the site are owned by one entity,
CBS Associates Limited Partnership, with a long-term ground lease, valid until 2059, on a
sizable portion of the property. The site is currently zoned CRT-0.75, C-0.75, R-0.25, H-45 and
R-60.

Stoneymill Square presents an ideal opportunity for new or infill development to transition the
auto-oriented suburban center to a walkable, transit-oriented development with improved
neighborhood amenities, including additional housing and a public gathering space. While the
site is uniquely positioned for development, the primary property owner has not expressed
interest in redevelopment at this time. The ground lessee, however, has expressed some interest
in a potential long-term development, either on the portion of the site subject to the ground lease
or through a consolidated redevelopment with the primary property owner.

As the redevelopment of Stoneymill Square is not anticipated in the near-term, the plan
recommends a series of short-term improvements to enhance and upgrade the existing center. For
example, the plan recommends building on the existing site amenities, including the mobile food
trucks now serving residents, employees and retail patrons. The property includes older retail
uses, including a gas station pad site that will likely need to be redeveloped in the short term.
The Plan acknowledges that the existing gas station and its facilities, and other existing
development may be modernized and redeveloped pursuant to Division 7.7 of the Zoning



Ordinance, Exemptions and Nonconformities. Additional short-term recommendations are
discussed in greater detail in the urban design section of this chapter.

As Stoneymill Square is conveniently positioned to provide neighborhood- serving uses and
access to existing and future transit, the plan also includes long-term recommendations to guide
the future redevelopment of this site. The plan encourages a mixed-use, transit-oriented
development with active uses visible from both Veirs Mill Road and Randolph Road, new street
connections and a publicly accessible open space or plaza to serve as a community gathering
space. The plan recommends that new development provide appropriate transitions to existing
residential communities.

3.2.2 Urban Design (Page 81)

Improvements to several properties at the intersection of Veirs Mill Road and Randolph Road
have the potential to provide the community with an upgraded neighborhood center.

Stoneymill Square (Block bounded by Veirs Mill Road, Randolph Road and Havard Street)

e If partial redevelopment of the Stoneymill  Square property with new buildings occurs
in the short-term, it should:

o Clarify vehicular and pedestrian circulation through the property to improve
connectivity within the corridor.

o If the Stoneymill Square property is completely redeveloped, the following guidelines
apply:

o Consider innovative types of development that incorporate, to the extent feasible,
distinctive local uses to create a recognizable neighborhood center.

o Reduce the scale of this large block by creating a compact development pattern
with short blocks and active streets.

o Include through-block private streets that connect to existing neighborhood
streets, if feasible.

o Concentrate development intensity along major roads and transition to adjacent
single-family uses with uses that are compatible in scale.

o Provide a centrally located open space for public use, activated by surrounding
uses.

o Alternative design approaches that better meet the intent of these guidelines may
be approved by the Planning Board.

3.2.3 Parks, Trails and Open Space (Page 82)

e Explore new trail connections to the Matthew Henson Trail from the communities to the
east.



For Stoneymill Square, this plan recommends:

e If the Stoneymill Square property is completely redeveloped, the public open space
required under the CRT Zone should include amenities that serve as a gathering space
and focal point for the Connecticut/Randolph District. The open spaces may be formally
planned with visibility from adjacent public streets or located internal to the redeveloped
site with wayfinding signs provided to encourage use by residents of the surrounding
community.

Figure 23 Caption (Page 84)
Short-Term
Focus on surface parking lots to identify potential improvements to streetscape, storm water

management, and existing storefronts.

Figure 24 (Page 85) Remove internal street connections from figure.



(REDLINE)

Veirs Mill Corridor Master Plan
Revisions to March 2018 Working Draft

1.6.3 Opportunities (Page 7)

e Planned implementation of bus rapid transit on Veirs Mill Road could increase transit
ridership, reduce commute times for existing riders, stimulate reinvestment in the public
infrastructure and help reduce single occupancy vehicle trips

e  Existing commercial node at the intersection of Veirs Mill Road and Randolph Road
could be redeveloped to introduce additional neighborhood-serving uses and provide a
central community gathering space.

e If the existing commercial uses are unlikely to redevelop, short-term site improvements
could be implemented to improve connections-with-adjacent-eommunities, where feasible

and applicable.

2.5.3 Street Network Recommendations (Page 33)

e If the Stoneymill Square Shopping Center completely redevelops, extend Gridley Road as
a business—distrietprivate street from its current terminus at Veirs Mill Road to Colie
Drive to provide greater connectivity through the property._The location and alignment
for the extension shown in the Master Plan is illustrative and may change to
accommodate redevelopment of the site.

3.2 Connecticut/Randolph District (Page 75)

Tenants include Korean Korner, Unique Thrift, CVS and neighborhood-serving uses, such as
restaurants, gas stations and a dry cleaner. Nearly 13 acres of the site are owned by one entity,
CBS Associates Limited Partnership, with a long-term ground lease, valid until 2059, on a
sizable portion of the property. The site is currently zoned CRT-0.75, C-0.75, R-0.25, H-45 and
R-60.

Stoneymill Square presents an ideal opportunity for new or infill development to transition the
auto-oriented suburban center to a walkable, transit-oriented development with improved
neighborhood amenities, including additional housing and a public gathering space. While the
site is uniquely positioned for development, the primary property owner has not expressed
interest in redevelopment at this time. The ground lessee, however, has expressed some interest
in a potential long-term development, either on the portion of the site subject to the ground lease
or through a consolidated redevelopment with the primary property owner.

As the redevelopment of Stoneymill Square is not anticipated in the near-term, the plan
recommends a series of short-term improvements to enhance the—eommunity—orientation;
walkability—and—site—eireulationand upgrade the existing center. For example, the plan

recommends building on the existing site amenities, including the mobile food trucks now




serving residents, employees and retail patrons. Impreving-the-erganization-of thisfunction-could
begin-to-introduce-a-communitygathering space-at-this—central-oeation The property includes

older retail uses. including a gas station pad site that will likely need to be redeveloped in the
short term. The Plan acknowledges that the existing gas station and its facilities, and other
existing development may be modernized and redeveloped pursuant to Division 7.7 of the
Zoning Ordinance. Exemptions and Nonconformities. Additional short-term recommendations
are discussed in greater detail in the urban design section of this chapter.

As Stoneymill Square is conveniently positioned to provide neighborhood- serving uses and
access to existing and future transit, the plan also includes long-term recommendations to guide
the future redevelopment of this site. The plan encourages a mixed-use, transit-oriented
development with active uses visible from both Veirs Mill Road and Randolph Road, new street
connections and a publicly accessible open space or plaza to serve as a community gathering
space. The plan recommends that new development provide appropriate transitions to existing
residential communities.

3.2.2 Urban Design (Page 81)

Improvements to several properties at the intersection of Veirs Mill Road and Randolph Road
have the potential to provide the community with an upgraded neighborhood center.

Stoneymill Square (Block bounded by Veirs Mill Road, Randolph Road and Havard Street)

o Short-term-improvements-onlf partial redevelopment of the Stoneymill Square property
with new buildings occurs in the short-term, it should:

o Clarify vehicular and pedestrian circulation through the property to improve
connectivity betweenwithin the corridor-and-surreunding-neighberheed.

o—Identify—potential—areas—where—future—open—spaces—for—publieuse—could—be
estabhished:

o Longterm redevelopment—oflf the Stoneymill Square property sheuldis completely
redeveloped, the following guidelines apply:

o Consider innovative types of development that incorporate, to the extent feasible
distinctive local uses to create a recognizable neighborhood center.

o Reduce the scale of this large block by creating a compact development pattern
with short blocks and active streets.

o Include through-block private streets that connect to existing neighborhood
streets, if feasible.

o Concentrate development intensity along major roads and transition to adjacent
single-family uses with uses that are compatible in scale.

o Provide a centrally located open space for public use, activated by surrounding
uses.




o Alternative design approaches that better meet the intent of these guidelines may
be approved by the Planning Board.

3.2.3 Parks, Trails and Open Space (Page 82)

e Explore new trail connections to the Matthew Henson Trail from the communities to the
east.

For Stoneymill Square, this plan recommends:

he Stoneymlll Square property

= 0O

in-the PROS Plan)a-minimum-of three-quarteraereatlf
when-itredevelops—Theis completely redeveloped, the public open space required under

the CRT Zone should include hardseape-elements—andtawn-areas-toamenities that serve
as a gathering space and focal point for the Connecticut/Randolph District. H-sheuldThe

open spaces may be formally planned with visibility from Veirs Mill Read-and-the-future
B-&S—R&p%d——T—l—&&Sﬁ—StﬁHGHadlacent public streets or located internal to the redeveloped site

with _wayfinding signs provided to encourage use by residents of the surrounding
community.

Figure 23 Caption (Page 84)

Short-Term

Focus on surface parking lots to identify potential areas-where-open-spacesforpublic-use-could-
be-established—Impreveimprovements to streetscape, storm water management, and existing
storefronts.

Figure 24 (Page 85) Remove internal street connections from figure.
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AND | BLOCHER LLP

ATTORNEYS AT LAW

April 26,2018 C. Robert Dalrymple
301.961.5208
bdalrymple@linowes-law.com

Matthew Gordon
301.961.5233
mgordon@linowes-law.com

VIA EMAIL AND HAND DELIVERY
Mr. Casey Anderson, Chair

and Members of the Planning Board
Montgomery County Planning Board
8787 Georgia Avenue
Silver Spring, Maryland 20910

Re: Halpine Park LLC’s Written Testimony for the Montgomery County Planning Board
Hearing on the Veirs Mill Corridor Master Plan (the “Master Plan”)

Dear Mr. Anderson and Members of the Planning Board:

On behalf of Halpine Park LLC (“Halpine™), owner of the Halpine View apartments located at
12813 Twinbrook Parkway, 13001 Twinbrook Parkway, and 5508 Dowgate Court in Rockville
(“Halpine View” or the “Property” — shown on the attached tax map), we are submitting this
letter as our written testimony for the Montgomery County Planning Board’s (the “Planning
Board”) April 26" public hearing on the Master Plan (specifically, the Working Draft dated
March 2018 — the “Public Hearing Draft”).

The Property is located in the northeast quadrant of the intersection of Twinbrook Parkway and
Halpine Road, and confronts the City of Rockville’s municipal limits to the west of Twinbrook
Parkway. The Twinbrook Metrorail station is approximately %2 mile from the Property, and the
proposed Bus Rapid Transit (“BRT”) station at the intersection of Twinbrook Parkway and Veirs
Mill Road is located within % mile of the Property. The Property consists of approximately 37.31
acres' and was developed with 564 garden-style apartments and ancillary surface parking in the
mid-1960"s. All of these dwelling units pre-date the County’s Moderately Priced Dwelling Unit
(“MPDUs”™) regulations and thus no MPDUs or other regulated affordable dwelling units
presently exist at Halpine View. The Property is currently zoned R-30 (Residential Multi-Unit

' The Planning Board approved Preliminary Plan No. 11964054A on December 19, 2013, which allows
for the abandonment of the unbuilt Aspen Hill Road Extended right-of-way that currently divides the
Property such that this abandoned area of approximately 1.9 acres could be incorporated into the Property
for redevelopment. This abandonment area was previously dedicated from the Property without
consideration in 1964. Halpine is working with the County presently to negotiate the disposition of the
abandonment area.

7200 Wisconsin Avenue | Suite 800 | Bethesda, MD 20814-4842 | 301.654.0504 | 301.654.2801 Fax | www.linowes-law.com
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Low Density — 30) pursuant to the Countywide District Map Amendment that took effect on
October 30, 2014, stemming from the County’s comprehensive re-write of the Montgomery
County Zoning Ordinance (Chapter 59 of the Montgomery County Code). The District Map
Amendment confirmed the Property’s existing R-30 zoning which was last evaluated through the
Approved and Adopted 1992 North Bethesda/Garrett Park Master Plan.

Halpine View has been successful as a rental community for many years; however, the age and
condition of these dwelling units do not support continued long range investment by the owners.
The cost of continued maintenance of these aging units is substantial given that many of these
units do not have amenities that are comparable to many of the more recently developed
multifamily housing properties in the near vicinity, with such amenities being necessary and
critical to competitively respond to market demands. Given these circumstances, Halpine is
seeking zoning and land use recommendations for the Property that will allow for a long-term
redevelopment strategy for the Property to include new dwelling units (both market-rate and
MPDUSs) to replace existing improvements in a phased manner that will ultimately result in a
project with the amenities and modern features that can compete for market share into the future.
Rezoning the entire Property to facilitate a transit-oriented redevelopment would also result in
enhanced pedestrian and vehicular connectivity, a centralized public open space, and
conformance with environmental regulations that presently are not addressed (as the existing
improvements pre-date many of the regulations now in effect, e.g., stormwater management,
forest conservation, floodplain and wetlands, etc.).

Unfortunately, the Public Hearing Draft’s land use and zoning recommendations for the Property
are premised upon a preservation approach that is not economically viable and thus would fail to
produce the upgrade to the community that could yield numerous public benefits (regulated
affordable housing, increased property value and tax revenue, an environmentally compliant
project and stability through transit-oriented redevelopment with amenities, pedestrian and
bicycle connectivity, and public open space). The Public Hearing Draft proposes to rezone
approximately one-third ( 1/3 of the Property to the Commercial Residential Town (“CRT”)
Zone to allow for limited redevelopment, while the remainder of the Property (approximately
353 dwelling units) would be preserved under the existing R-30 Zone. (Public Hearing Draft, pp.
92-95). Focusing only on the affordable housing issue, Halpine estimates that hypothetical
redevelopment under the Public Hearing Draft’s recommendations (in that it is not economically
viable or foreseeable) would yield approximately 98 regulated MPDUs. The Planning Board
Draft’s recommendations for the Property are based upon a premise that is not correct as applied
to Halpine View — “all of the multi-family residential units in the plan area are market-rate
affordable to households earning between 36 percent to 71 percent of the Washington, DC
metropolitan region’s area median income (AMI).” (Public Hearing Draft, p. 24). Significantly,
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