™ Montgomery Planning

ZTA 26-09

RURAL VILLAGE CENTER (RVC) OVERLAY ZONE - VEHICLE
REPAIR - LIMITED USE

Description
ZTA 26-09 would allow Repair (Major) and Repair (Minor) as a limited use in the RVC Overlay Zone, and
allow for modified use standards, under certain circumstances.

COMPLETED: 7/9/2026
PLANNING BOARD HEARING DATE: 7/16/2026
MCPB ITEM NO. 9

Montgomery County Planning Board
2425 Reedie Drive, Floor 14 Wheaton MD 20902
Montgomeryplanning.org



Planning Staff

55 Benjamin Berbert, Planner IV, Design, Placemaking, and Policy Division
Benjamin.Berbert@montgomeryplanning.org, 301-495-4644

Lisa.Govoni@montgomeryplanning.org, 301-650-5624

i 7 Lisa Govoni, Supervisor, Design, Placemaking, and Policy Division

Atul Sharma, Chief, Design, Placemaking, and Policy Division
XqS Atul.Sharma@montgomeryplanning.org, 301-495-4658

ZTA SPONSORS

Council Vice President Balcombe and
Councilmembers Luedtke and Sayles.

INTRODUCTION DATE

June 16, 2026

DISTRICT COUNCIL PUBLIC HEARING DATE

July 21,2026

REVIEW BASIS

Chapter 59

[ Summary:

«  The RVC Overlay Zone was last updated with
ZTA 21-05, which added Repair (Minor) and
Repair (Major) as a conditional use to the
overlay zone.

+  The ZTAsponsor indicated the need for this
ZTA to make it less cumbersome and
expensive to open a small business within the
RVC overlay zone and to clarify what setbacks
are required.

+  Planning Staff support the ZTA, with proposed
amendments to blend the intent of the ZTA
with the intent of the overlay zone.
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SECTION 1: BACKGROUND

Zoning Text Amendment (ZTA) 26-09, Rural Village Center (RVC) Overlay Zone - Vehicle Repair -
Limited Use, was introduced on June 16, 2026. The ZTA has a District Council public hearing
scheduled for July 21, 2026. The ZTA was introduced by Council Vice President Balcombe and is co-
sponsored by Councilmembers Luedtke and Sayles.

The ZTA amends the Rural Village Center (RVC) Overlay Zone by allowing Repair (Major) and Repair
(Minor) as a limited use, modifying required setbacks, adding clarifications that setbacks generally
only apply to new structures or new parking, and that shading requirements can be met using
alternative structures rather than trees. As part of the introduction of ZTA 26-09, the sponsors noted
that the conditional use process is cumbersome for small businesses and impacts the creation of
small businesses in areas like the RVC Overlay Zone. It was also noted that having trees too close to
Repair uses can be both a financial hardship and a property liability with the on-site storage of
customers’ vehicles.

The RVC Overlay Zone was created in 2002 with the 2002 Potomac Subregion Master Plan and was
applied to the village of Darnestown. That plan noted that existing commercial zones were not
appropriate for a rural village setting, and an overlay zone was needed to limit uses to those
compatible with a village, including design considerations such as pedestrian friendliness and green
character. The 2006 Damascus Master Plan expanded the RVC Overlay Zone to apply to the villages of
Browningsville, Purdum, and Etchison after identifying those areas as having higher intensity
residential and commercial zoning that is otherwise surrounded by agricultural zoning. A countywide
map of where the RVC Overlay Zone areas are located, plus local area maps of the four villages, can be
found in Attachment C to this report.

The RVC Overlay Zone was last amended in 2021 through ZTA 21-05, which allowed Repair (Minor) and
Repair (Major) as a conditional use. At the time, the Repair (Major) and (Minor) were not allowed in the
RVC Overlay Zone. The Planning Board supported ZTA 21-05, considering that within the purpose
statement of the RVC Overlay Zone, it includes encouraging a variety of uses that serve the needs of
the local community and providing opportunities for appropriately scaled new and existing business
expansion.

The Use Standards and definitions for Repair (Minor) and Repair (Major) can be found in the existing
Zoning Ordinance as a subsection of Section 3.5.13. - Vehicle Service - Section E. Repair (Major) is
defined as an establishment where general vehicle repair and service are conducted, including engine
and transmission replacement or rebuild, body, and paint shops. The use does not include repair or
service for commercial vehicles or heavy equipment. Section F. Repair (Minor) is defined as an
establishment where minor vehicle repair and service is conducted, including audio and alarm
installation, custom accessories, quick lubrication facilities, scratch and dent repair, bed-liner
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installation, tires, breaks, mufflers, and autoglass. This use also does not apply to commercial vehicles
or heavy equipment.

SECTION 2: ANALYSIS AND RECOMMENDATIONS

ZTA 26-09 ASINTRODUCED

ZTA 26-09 makes multiple changes within the RVC Overlay Zone, Section 59-4.9.15. of the Zoning
Ordinance. These include changing Repair (Minor) and (Major) from conditional use to limited use in
the Land Use section, and modifying overlay zone specific setback and shade requirements in the
Development Standards Section

LIMITED USE AND SETBACKS

The ZTA removes language allowing Repair (Minor) and (Major) as a conditional use and instead would
allow them as a limited use, following the use standards found within the respective Use Standards in
Section 3.5.13. Both Repair (Minor) and (Major) have minimum setbacks from residential uses,
minimum lot size requirements, and limit access to residentially classified streets. The ZTA makes two
adjustments to these existing use standards: reducing the 100-foot setback from residential lots for
Repair (Major) to 50 feet and specifying that any use standard setbacks only apply to new buildings. In
changing the use to a limited use, Repair (Minor) and (Major) would be able to proceed directly to
building permit without any regulatory reviews, if they were opening in existing structures. The
requirements for a site plan do not take effect unless there is new construction or an expansion that
exceeds the exemption from platting of commercial properties within the RVC Overlay Zone. The
exemption from platting is mentioned in the RVC Overlay Zone and is codified in Chapter 50, Section
3.3.B.7.' Reducing the minimum setbacks for Repair (Major) from residential lot lines to 50 feet is likely
proposed as a practical matter since the commercially zoned areas within the RVC Overlay Zones are
small. Adhering to a 100-foot setback from any residential property may practically exclude the use
from the overlay zone.

OVERLAY ZONE SETBACKS

In addition to the setbacks required for Repair (Minor) and (Major) in the Use Standards section, the
RVC Overlay Zone Development Standards section imposes additional setback requirements for
compatibility purposes. There is an existing provision in Section 4.9.15.C.1. that applies to lots
partially or totally in a Commercial/Residential (C/R) zone that require setbacks on the C/R property to
equal those of any adjacent agricultural or residential property. This requirement would generally
result in larger side and rear setbacks, creating a buffer between uses.

! Commercial properties adjoining a state highway, located in the RVC Overlay Zone, with less than 10,000 sf of
existing gross floor area may increase in size up to 2,000 sf without platting, and per 59-4.9.15-D.1.b. does not
require a site plan.
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The ZTA modifies this section in two ways. First, there are modifications that are more technical and
are proposed to match language within the RVC Overlay Zone with similar provisions found in other
sections of code. This is the reason for the changes shown on lines 52, and 54, which clarify that itis an
adjacent property zoned agricultural, rural residential that is vacant or improved with an agricultural
or residential use. The other change, on line 53, adds language to exempt the adjacent setback

requirements from applying if the adjacent property is a split-zoned property.

Having split-zoned properties is uncommon in the county. The RVC Overlay Zone, however, has
multiple properties that are split zoned between a C/R zone and a residential zone, where the
residential zone is generally mapped as a narrow “buffer area” either along a roadway or along the
side or rear of an otherwise C/R zoned property (Image 1 below).

Residential Zone (yellow)

C/R Zone (brown)

Parcel Boundary (red dash)

o o e e e e e e e

Road Right of Way

Image 1 - Split Zone Scenarios

This was presumably done to create an additional buffer between commercial uses and adjacent
residential properties, but it has created an interpretation problem where there are multiple adjacent
properties that are split-zoned C/R and residential. It is unclear if two split-zoned properties would be
required to provide setbacks equal to the setbacks associated with the residential zoned portion of
the property, or if the two properties would be treated as two commercial properties. The ZTA
proposed to clarify this uncertainty by stating that split-zoned properties do not need to follow the
residential zone setbacks when adjacent to one another but do need to apply the residential zone
setbacks to properties fully zoned residential. The effect is that properties that contain and are
adjacent to fully or partially C/R zoned properties would not need to use residential zoning setbacks
for compatibility.
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PARKING FACILITY SHADE

The last substantial amendment proposed by ZTA 26-09 is also within the Development Standards
section, under subsection e., which contains additional parking requirements. This includes a
requirement to plant trees throughout the parking facility that assure at least 30% of the parking area
is shaded. This sort of requirement specifying minimum shade cover from trees is not an outlier within
the Zoning Ordinance, as the requirements of Division 6.2. already require any parking facility with 10
or more spaces to provide trees that would shade a minimum of 25% of the parking facility after 20
years of tree growth. The RVC Overlay Zone increases that to 30% and has no minimum facility size.
One of the purposes of the RVC Overlay Zone is to draw upon the open, green character of the
surrounding area through elements including landscaping. This enhanced shade tree requirement is
one way the overlay zone achieves that purpose. ZTA 26-09 adds language, on lines 69-71, that would
allow approval of alternative structures or designs that meet the intent of the section, such as
canopies, structural shade, or cool pavements.

MISCELLANEOUS

There are a few other miscellaneous changes in the ZTA that are typographical, such as correcting
capitalization and updating a section reference, which are minor in nature.

ZTA 26-09 Recommendations

Planning Staff support the intent of the ZTA, which is trying to remove excessive hurdles, making it
difficult to locate a vehicle repair business within the RVC Overlay Zone. However, after analyzing the
impact of the ZTA, Planning Staff reccommend some amendments.

LIMITED USE AND SETBACKS

The first section Planning Staff recommend revising is under Section 4.9.15.B.1.c. (lines 36-47) which
amending Repair (Minor) and (Major) to be limited uses rather than conditional uses within the
overlay zone. This section adds two clauses intended to make it easier to locate a Repair (Minor) and
(Major) in the overlay zone. The first is the reduction of setbacks for Repair (Major) from any adjacent
residential lot line to 50 feet, and the second is clarifying that the setbacks only apply to new
buildings.

Planning Staff does not recommend, without site specific review, a reduction of setbacks that apply to
the Repair (Major) since the intent of these setbacks is to create an adequate buffer between a use
with potential negative externalities and surrounding residential uses. Planning Staff, however, is
sympathetic to the constraints of the small properties and small zoned areas that could allow the
Repair (Major) use. Planning Staff therefore recommend that the Board, through a site plan, consider
lesser setbacks if it finds the application is still providing sufficient compatibility with adjacent uses.
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Design, size, and building orientation all matter and can be weighed against the setback requirements
through the site plan review process.

Planning Staff also recommend additional clarity that the limited use setbacks only apply to new
buildings, as well as adding parking and building expansions that are exempt from platting. This is
consistent with the intent of changes found elsewhere in the ZTA and makes it clearer for the code
user what is and is not required to follow the limited use setbacks. The amended code language to
Section 4.9.15.B.1.c. could read as follows:

C. Repair (Minor) and Repair (Major) may be permitted as [by Conditional Use
following all use standards under 3.5.13.E.2.c or 3.5.13.F.2.b and the
requirements for Conditional Use under Section 7.3.1.] limited uses under the
following standards:

i Repair (Minor) may be permitted as a limited use following all use
standards under Section 3.5.13.F.

ii. Repair (Major) may be permitted as a limited use following all use

standards under Section 3.5.13.E;exceptthe buildiresmustbesetback

iii The setbacks under Sections 3.5.13.E. and 3.5.13.F. apply only to new
parking facilities, buildings, or expansions to existing buildings that do

not qualify for an exemption from platting or site plan as described in
this Section below. The Planning Board may modify setbacks for new
buildings, parking facilities, or expansions that do not gualify for an
exemption if it finds the modified setbacks are sufficient to provide

compatibility with adjacent uses and meet the intent of this overlay

zone.

PARKING FACILITY SHADE

The second part of the ZTA Planning Staff has comments on is the addition of alternative structures or
designs in lieu of providing trees to shade 30% of a parking facility. Planning Staff recommends
against this part of the ZTA for a few reasons. First, the language seeks to allow alternatives that
“meet the intent” of this section; however, the intent of the section is not clearly defined. At a high
level, the intent appears to be to provide shade; however, it is unclear whether the shade is intended
to reduce urban heating or to benefit people. If the intent is to reduce urban heat, the listed
alternatives may be appropriate since they include structural shade or cool pavement. If the intent
was to provide physical shade to people, the cool pavement applications would not meet the intent.
Planning Staff also note that the purpose of the overlay zone includes designing sites around the
green character of the surrounding area, which is why the requirement for tree shade was increased
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from 25% to 30% and why it applies to all parking facilities. None of the proposed alternatives speak
to green character as they are structural in nature. Lastly, planting trees has many co-benefits that
shade structures or cool pavements lack, such as mitigation of stormwater and runoff, wildlife
habitat, and air purification. Planning Staff understand, based on information provided by the ZTA
sponsor during the ZTA introduction, that this clause was included due to increased operating and
insurance costs with planted trees. However, these alternatives provided in the ZTA do not, in
Planning Staff’s judgement, fully meet the intent of the overlay zone or the additional standards
required within the overlay zone.

PLAT EXEMPTION

Planning Staff is recommending that the updated section reference in line 89 of the ZTA be expanded
to a minimum reference Chapter 50. Section 3.3. to help end users more quickly locate the area of
code where the exemptions from platting, and by effect, exemption from site plan, are located.
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SECTION 3: CLIMATE ASSESSMENT

Bill 3-22, passed by the County Council on July 12,2022, was amended by Bill 34-25 on March 3, 2026.
These require Montgomery Planning to prepare and transmit a climate assessment for each Zoning
Text Amendment, Master Plan, and Master Plan Amendment. Each Climate Assessment must include
the potential positive or negative effects a ZTA may have on climate change, including greenhouse gas
emissions, sequestration, carbon drawdown, and community climate resilience. Climate assessments
must also identify if any amendments or other recommendations may reduce or eliminate any
anticipated negative impacts of the ZTA or Master Plan. The Climate Assessment was transmitted by
Planning Staff to the Council, and a copy of that transmittal can be found in Attachment B.

In summary, the Climate Assessment found a combination of positive and negative impacts on the
county’s goals of addressing greenhouse gas emissions, carbon sequestration, and ensuring
community climate resilience. The scale of the impacts varies based on where and how many repair
shops may open. Generally, the negative impacts are focused on allowing alternative shade in lieu of
trees, and the positive impacts are on transportation factors, reducing the distances needed to travel
for services. The Climate Assessment recommended not allowing alternative shade structures or other
treatments in lieu of the 30% tree cover requirement because the alternatives will not have the same
benefits as trees.

SECTION 4 CONCLUSION: PROJECT DESCRIPTION

Planning Staff recommend the Board support ZTA 26-09, with the amendments discussed within this
Staff Report, and transmit comments to the District Council. This ZTA amends standards around
Repair (Minor) and Repair (Major) within the RVC Overlay Zone to make it less cumbersome to open a
Repair use and to clarify when certain required setbacks apply.

SECTION 5: ATTACHMENTS

Attachment A - Intro Packet ZTA 26-09
Attachment B - Climate Assessment for ZTA 26-09

Attachment C - Maps of the RVC Overlay Zone areas
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