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Wheaton its special character. The Plan recommends
that new development be directed to areas of greatest
transit accessibility.
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The Maryland-National Capital Park and Planning Commission is a bi-county
agency created by the General Assembly of Maryland in 1927. The
Commission’s geographic authority extends to the great majority of
Montgomery and Prince George's Counties; the Maryland-Washington Regional
District (M-NCPPC planning jurisdiction) comprises 1,001 square miles, while
the Metropolitan District (parks) comprises 919 square miles, inthe two
Counties.

The Commission has three major functions:

(1) The preparation, adoption, and, from time to time, amendment or extension
of the General Plan for the physical development of the
Maryland-Washington Regional Dis trict;

{2) The acquisition, development, operation, and maintenance of a public park
system; and _

(3) InPrince George’s County only, the operation of the entire County public
recreation program.

The Commission operates in each county through a Plarining Board appointed
by and responsible to the county government. All local plans, recommendations
on zoning amendments, administration of subdivision regulations, and general
administration of parks are responsibilities of the-Planning Boards.
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NOTICE TO READERS

An area master plan, after approval by the County Council and adoption by the
Maryland-National Capital Park and Planning Commission, constitutes an
amendment to the General Plan for Montgomery County. As such, it provides a
set of comprehensive recommendations and guidelines for the use of publicly
and privately owned land within its planning area. Each area plan reflects a
vision of future development that responds to the unique character of the local
community within the context of a County-wide perspective.

Area master plans are intended to provide a benchmark point of reference with
regard to public policy. Together with relevant County-wide functional master
plans, they should be referred to by public officials and private individuals when
decisions are made that affect the use of land within the plan’s boundaries. It
should be noted that master plan recommendations and guidelines are not
intended to be specifically binding on subsequent actions, except in certain
instances where an ordinance or regulation requires a specifically defined
linkage to be established. The precise timing and character of public facility
projects are determined annually through the Capital Improvements Program
and the Operating Budget.

Master plans generally look ahead to a time horizon of about 20 years from the
date of adoption, although it is intended that they be updated and revised
about every ten years. It is recognized that the original circumstances at the
time of plan adoption will change over time, and that the specifics of a master
plan may become less relevant as time goes on. Any sketches or site plans in
an adopted plan are for illustrative purposes only, and are intended to convey a
general sense of desirable future character rather than any specific commitment
to a particular detailed design.
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PLAN SUMMARY

This Plan is a Comprehensive Amendment to the 1978 Sector Plan for the
Wheaton Central Business District and Vicinity. This Plan Amendment
specifically addresses the Wheaton Central Business District and certain areas
directly adjacent to it. There are no proposed changes to the Central Business
District boundary adopted in 1978. The Sector Plan boundary has been
changed to add two blocks on the southeast side of Dayton Street adjacent to
the Wheaton Forest Recreation Center. These two blocks, which are part of the
Wheaton Forest community, were inadvertently left out of the 1978 Sector Plan.

The business core of Wheaton is, in the full sense of that term, one of the
region’s marketplaces. It is the retail center for a large urban area
encompassing portions of Montgomery and Prince George’s Counties in
Maryland and a portion of the District of Columbia. It offers a range of shops
and services which is among the largest and most diverse in the Washington
area. '

The business core can be thought of in three distinct components: the
Marketplace, the Metro Center and Wheaton Plaza. Wheaton’s marketplace is
unique and valuable for a number of important reasons. It is smaller than other
Central Business Districts and easier to understand and use. Its land uses,
primarily retail and service oriented, are compact and well organized. It has
been the center providing local shopping and services for nearly one-half
century. Many of the businesses in Wheaton grew up there and have made a
significant contribution to the valued traditions of the area. It has continued to
flourish, even after its companion, Wheaton Plaza, began operations. It enjoys a
.- tremendous advantage in being at the crossroads of Georgia Avenue,
University Boulevard, and Veirs Mill Road. It is a vital, active center, busy with
shoppers making day-to-day purchases and patronizing the many unusual
shops and fine restaurants.

The Metro Center area consists of three blocks including, and immediately
adjacent to, the new bus terminal and Metrorail station. Transit-related uses will
occupy large portions of the street-level activity in this area. Both existing and
future conditions favor concentrating the limited redevelopment potential in
Wheaton to the Metro Center.

Wheaton Plaza is £n important element in the retail character of Wheaton. As a
mall with strong regional attraction, Wheaton Plaza complements the
predominantly local service retail establishments in the CBD. This Plan attempts
to unify the retail components of Wheaton by creating linkage between the
Marketplace and Wheaton Plaza.

Wheaton’s business district is being given a host of opportunities, perhaps the
most significant of which is the coming Metrorail transit system, which will link
Wheaton to the rest of the Washington Metropolitan Area with new high speed
public mass transportation. This system offers a great opportunity for ’
expanding the vitality of the Wheaton Marketplace, the Metro Center, and
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Wheaton Plaza and for building upon the new accessibility opportunities the rail
transit system brings.

The goals of this Sector Plan are:

¢ to reinforce the Wheaton Marketplace by preserving the existing scale of
development and retaining as much of the mix of goods and services as
possible;

¢ to permit some growth — redevelopment in the Metro Center area and
moderate expansion of Wheaton Plaza and in the Marketplace -- without
sacrificing the qualities of livability that give Wheaton its special character;

e to provide additional new housing to take advantage of improved
accessibility brought about by the coming of Metrorail;

e 1o ensure that the Metro rapid rail transit line is part of an improved public
transpontation system designed to induce travelers to use public means
rather than private automobiles for inter- and intra-County movements;
and

¢ to preserve and protect the existing residential communities adjoining to
- the Wheaton business area.

PLAN HIGHLIGHTS

Land Use and Zoning
This Plan:

¢ recommends use of an overlay zone to preserve the "Marketplace® and the
existing scale of development by balancing new growth and retail
retention;

¢ recommends policies and programs that would help to retain as many
existing businesses as possible;

e encourages new residential and rmixed-use development around the
Metro station and in other areas of high transit accessibility;

¢ recommends the development of new housing adjacent to the Metro
station and at other locations in the Sector Plan area;

+ recommends that established residential communities be protected from
traffic, noise, commuter parking, and other undesirable intrusions; and

e provides urban design guidelines that encourage the development of a
safe, convenient, and attractive pedestrian environment and that
strengthens circulation among activity centers.

Transportation Plan
This Plan: '

e anticipates the arrival of Metrorail and the expansion of bus service in
Wheaton;

¢ recommends roadway improvements that improve the flow of traffic to,
within, and through Wheaton;
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recommends a system of public and private walkways for pedestrian
movement; and

recommends the protection of residential communities from autos, trucks,
through traffic and commuter parking. ‘

Community Facilities Plan

This Plan:

encourages new development to provide attractive open spaces,

recommends "Boulevards" and a pedestrian network that will tie the open
spaces together,;

recommends the provision of child care facilities at appropriate locations;
and

encourages the provision of public services which meet the needs of the
community.

Historic Preservation Plan

This Plan:

recommends the WTOP Transmission Building for designation on the

Master Plan for Historic Preservation with a reduced environmental setting.
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INTRODUCTION

The Comprehensive Amendment to the Sector Plan for the Wheaton Central
Business District and Vicinity is also an amendment to The Master Plan For The
Communities of Kensington-Wheaton, adopted in May 1989, and to the General
Pian for the Physical Development for the Maryland-Washington Regional District
and The Master Plan of Highways Within Montgomery County, Maryland.

The General Plan provides policy guidance at a broad County-wide level for
future patterns of development in the County. It was first adopted by The
Maryland-National Capital Park and Planning Commission in 1964 and updated
in 1969. The General Plan recommends that:

e future growth be channeled into corridor cities along the |-270 Corridor
and into existing, established down-County activity centers (such as Silver
- Spring, Wheaton, and Bethesda);

.o future transportation needs be met through the develop ment of a rapid
rail transit system supported by an extensive network of local bus routes;

e rapid transit stations be located at places conducive to multi-use
development within walking distance of those stations;

e amixture of housing and empldyment opportunities be developed in
Montgomery County; and

e new development be channeled to preserve and protect existing
communities from adverse impacts and undesirable non-residential
intrusion resulting from commercial growth, the placement and operation
of Metro-related facilities, and other public and private land use decisions.

in October, 1974, the Montgomery County Planning Board published its First
Annual Growth Policy Report, Framework for Action. While this report recalled
many of the goals of the General Plan, it also noted that economic and social
trends are suggesting that future metropolitan growth will tend to occur in older
inner-suburban areas. The Report pointed out the need to develop mechanisms
both to monitor and to direct these trends. Subsequent Growth Policy Reports
have analyzed specific aspects of alternative patterns of County-wide growth.

The Master Plan For The Communities of Kensington-Wheaton, approved and
adopted in 1989, contains broad policy, land use, and circulation recom-
mendations for a 15-square-mile area roughly bounded by Rock Creek on the
west, Sligo Creek on the east, the “Rockville Facility” alignment on the north,
and the Capital Beltway (I-495) on the south.

A Sector Plan elaborates and details the General Plan, Master Plan, and growth
policy recommendations for a small area of the County. It serves as a guide to
the Planning Board and the County Government in the programming of public
works, in the adoption of zoning and other development controls, in the
acquisition of land, and in the construction of facilities. A Sector Plan covers a
smaller geographic area and a shorter time period than either the General Plan
or an area Master Plan and carries out its recommendations to a greater level of
detail. Because of its greater detail and shorter planning horizon, a Sector Plan
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must be periodically reviewed and adjusted to reflect future decisions, trends,
and events not anticipated at the time of its adoption. Such a process includes
areevaluation of the Sector Plan at intervals both of time and of actual change,
depending upon such forces as the experience of Metro’'s impacts once transit
service has become operational.

Mission of the Wheaton Sector Plan

In 1988, the Montgomery County Council approved the budget and the
schedule for a comprehensive amendment to the Wheaton Sector Pian. In
discussions subsequent to the adoption of the mission, both the government
and the community identified the purpose and objective in undertaking the
preparation of this Plan. The Plan is to:

¢ Review the recommendations of the 1978 Sector Plan - build upon its
successes and correct its deficiencies.

o Clarify the functional role of the Wheaton Central Business District and its
relationship to the larger community.

- e |dentify feasibie public actions to assist and attract private investment in
Wheaton.

‘e Assure a human scale, an inviting environment, and attractions for
residents, workers, and shoppers in an area that will continue as a center
for commerce and transportation,

+ Support and promote existing goals and policies of Montgomery County.

¢ Produce a Plan that is clear and understandable to the general public, to
decision-makers, and to private investors.
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Background

BACKGROUND

THE PLANNING PROCESS IN MONTGOMERY COUNTY

Staff Draft — This document is prepared by the Montgomery County Planning
Department for presentation to the Montgomery County Planning Board. It is a
working paper that identifies the major issues being addressed by the
proposed amendment. Alternative courses of action and specific
recommendations are presented,

The public is given the opportunity to comment on the Staff Draft, often at
worksessions. A Preliminary Draft Amendment is then prepared for approval by
the Planning Board. The Preliminary Draft incorporates those changes to the
Staff Draft which the Planning Board considers appropriate.

Preliminary Draft Amendment — This document is a formal proposal to amend
an adopted master plan. It is prepared by the Montgomery County Planning

Board of The Maryland-National Capital Park and Planning Commission. Before

proceeding to publish a final draft amendment, the Planning Board must hold a
public hearing. After the close of the record of this public hearing, the Planning
Board holds open worksessions to review the testimony and to determine
whether to make any revisions to the preliminary draft.

Final Draft Amendment — This document contains the Planning Board’s final
recommendations. It is transmitted to the County Executive, who must review it
and forward it to the County Council, with any revisions deemed appropriate. If
the County Executive makes no revisions in the Planning Board's final draft, the
Council may adopt the unchanged draft without holding a public hearing. If the
Executive does make revisions, or if the Council wishes to consider any
revisions, the Council must schedule a public hearing. After the close of record
of this public hearing, the Council holds an open worksession to review the
testimony and then adopts a resolution approving, modifying, or disapproving
the final plan amendment. .

If the Council action modifies and approves the Executive’s Revised Final Draft
Amendment, the Approved Amendment must be sent to the County Executive
for approval or disapproval. If disapproved by the County Executive, the Council
may override the disapproval of the Plan by an affirmative vote of five members.

Failure of either the County Executive or the Council to act within the prescribed
time limits constitutes approval of the plan amendment as submitted to the
body which fails to act.

Adopted Amendment — The amendment approved by the County Council is
forwarded to The Maryland-National Capital Park and Planning Commission for
adoption. Once adopted by the Commission, the amendment officially amends
the various master plans cited in the Commission’s adoption resolution.
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Montgomery County
Master Plan Development Process

Planning Board submits,
Executive recommends,
and Coungcil approves;

Planning staff prepares,
with Executive staff review:

Planning staff initiates community participation,
solicitation of Executive staff ideas,
and then prepares:

Planning Board reviews Staff Draft,
and , with modification,
sends to public hearing:

Planning Board reviews public hearing testimony,
receives Executive comments at Board worksessions,
and adjusts Preliminary Draft to become:

Executive reviews Final Draft and
forwards to County Gouncil:

nded Revislona

Council holds public hearing and worksessions
and approves, disapproves, or amends
Final Draft with Executive Revisions
(Executive may veto and Council may override veto),
which is forwarded to M-NCPPC to become:

an )
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AREA HISTORY

The history of Wheaton can be traced back to the beginning of the Civil War
when the area was known as Mitchell's Crossroads. The name was derived
from Mitchell's Tavern, which was located at the intersection of Oid
Bladensburg Road and what is now Georgia Avenue. Old Bladensburg Road is
now University Boulevard and the Wheaton Pharmacy now occupies the site of
the old tavern. :

Georgia Avenue has had several names since the Civil War period: it began as
Westminster Road, then was called the Union Turnpike during the Civil War. It
{ater became Brookeville Road and then the 7th Street Pike (as an extension of
7th Street out of Washington). it was dedicated as Georgia Avenue by Govermnor
Theodore McKeldin in 1956.

Leesboro was just south of Mitchell’s Crossroads at the intersection of Georgia
Avenue and Veirs Mill Road. The collective area became what we now know as
Wheaton. It was located in the Berry District at that time — what is now Election

District 13 of Montgomery County.

Wheaton was a well-traveled path for both Confederate and Union troops
during the Civil War. Maryland was debating secession from the Union over the
issue of slavery. Montgomery County, because of its location near the nation’s
capitol, was the location of fighting between the Union and the Confederacy.
Maost of the people of Maryland supported secession, and the majority of the
men from Montgomery County who joined the fighting did so on the side of the
Confederate forces. In 1861, at the beginning of the war, Union troops stationed
in Washington marched into southeastern Montgomery County to stop
Confederate troops who had been successtul in defeating the Union Army in
Poolesville and Damestown. The Wheaton area saw the 1st and 9th Corps of
the Union Army march through Leesboro and Mitchell's Crossroads out Union
-~ Turnpike on their way to Poolesville. In 1864, General Jubal Early’s troops
crossed the Potomac River into Frederick County and marched through
Montgomery County on their way to attack Washington. The main force came
down what is now Veirs Mill Road to Union Turnpike on their way to Fort
Stevens, north of Washington, D.C. Fort Stevens was a strategic location in the
protection of the Capital from Confederate troops. Major General George Getty,
who was wounded and unable to go, sent General Frank Wheaton,
commanding officer of the Army of the Potomac (a regiment of the Union Army),
to lead the defense of Fort Stevens. General Early’s forces encountered two
regiments of Union troops, one at Monecacy and one at Silver Spring, which
delayed their arrival at Fort Stevens sufficiently to allow time for Wheaton's
regiment to get there. Under General Wheaton's command, the Army of the
Potomac defeated General Early’s troops and pushed them back in retreat
along the path they had taken through Montgomery County. Early’s troops both
advanced and then retreated through Wheaton,

After the Mitchell family, the second family to occupy Mitchell's Tavern was the
Cissels, of Howard County. George O.B. Cissel raised his family in the tavemn
and built a store on Old Bladensburg Road across from the tavern. In 1890, he
built two houses north of the tavern and sold them to two black men, Richard
and Jerry Gaither. As of 1970, the Gaither descendants still occupied the
houses.
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From 1887 through the 1920's, suburban growth was limited and intermittent in
Montgomery County with the exception of Wheaton and Bethesda, where
growth was concentrated. The populations of these areas doubled and tripled,
respectively, from 1880-1910, while the population in the rest of Montgomery
County declined or grew only slightly. From 1910-1920, Montgomery County
lost population, except for Wheaton and Bethesda.

A need for sewer and other public services was created both by this growth and
by the “building boom” of 1920. In 1916, the Washington Suburban Sanitary
Commission (WSSC) was created by the Maryland General Assembly as a
response to growth and as a means for County government to share local
responsibility. The WSSC became the first planning agency in the metropolitan
area. It was later joined by the State Road Commission and, in 1927, the
Maryland General Assembly authorized legislation creating The Maryland-
National Capital Park and Planning Commission (M-NCPPC), The boundaries
for the area were close to those established for the Washington Suburban
Sanitary District: the District of Columbia was the southern boundary, with an
outer line around Glen Echo, Alta Vista, Garrett Park, Wheaton, Burnt Mills,
Beltsville, Lanham, and Capitol Heights. The special tax area excluded
incorporated towns as well as a small portion of the Bethesda District and the
lower half of the Wheaton District.

From 1930 to 1940, the Wheaton District’s population grew from 13,000 to
almost 29,000 people. Growth was due largely to a surge of federal employees
moving into Montgomery County. In twenty years, the economy went from a
rural, farming-dependent economy to-one dependent on the growing federal

bureaucracy. By 1950, Wheaton had rapidly outgrown Bethesda, with a
population of over 77,000 people.

Washington became the third fastest growing area in the Country after World
War Il. Montgomery County became a bedroom community for nearby
Washington and consequently experienced a severe housing shortage. Veirs

* Mill Road, between Rockville and Wheaton, became a major corridor of

suburban growth. In the late 1940’s, E. Brook Lee proposed, along with the
County Commissioners, the approval of 200 temporary housing units. One
hundred and twenty-five of those were proposed for location on Sligo Creek
Parkway as a temporary housing solution for low-income veterans and their
families. By 1951, all temporary housing had been removed; the housing units
were sold to the occupants and the land was sold to a real estate firm.
Montgomery County saw its second post-war housing boom in the 1950’s and
the Wheaton District continued to experience more housing construction than
any other part of the County. .

in 1954, construction was begun on Wheaton Plaza and by 1958 there were 400
businesses and professionals listed in the Wheaton directory. By 1963,
Wheaton Plaza ranked fourth in size in the nation and further enhanced
Wheaton’s influence as a regional center of major importance in Montgomery

County:
RECENT PLANNING HISTORY

In 1962, three years after adoption of the Kensington-Wheaton Master i’lan,
studies began in earnest to develop a rapid transit system to serve the
Washington Metropolitan Area. In 1969, a regional system was adopted by the

10
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participating jurisdictions, including Montgomery County. This system,
consisting of approximately 98 miles of iine with 86 stations at the time, included
a subway line (under Georgia Avenue) from Washington to Glenmont via Silver
Spring. This route, commonly known as the Glenmont Line, had planned
stations in Montgomery County in Silver Spring, at Forest Glen Road, in
Wheaton, and at Glenmont. The Adopted Regional System was, in 1969, made
a part of the revised General Plan.

During 1974, the Montgomery County Planning Board established the
Kensington-Wheaton Master Plan Citizens’ Advisory Committee to advise the
Board on revisions to the 1959 Master Plan and on preparation of a new master
pian for the Kensington-Wheaton area. The new master plan was to be
supplemented by detailed sector plans for the three Transit Impact Areas of
Forest Glen, Wheaton, and Glenmont. Shortly thereafter, the Washington
Metropolitan Area Transit Authority (Metro) began the process of developing
general plans for the portion of the Glenmont transit line north of Silver Spring
(construction to Silver Spring having already begun) and submitted these initial
plans to the Montgomery County Government for review. In 1975, the
Montgomery County Council examined the route in detail, including
examination of the probable construction methods and specific sites for station
facilities, and again approved the line to Glenmont with stations at Forest Glen,
Wheaton, and Glenmont. In the latter part of 1975, the Council approved the
location for the Wheaton station and directed the Montgomery County Planning
Board to prepare a Transit Station Impact Area (Sector) Plan for the area
around the station. '

In March, 1976, the Planning Board established the Forest Glen, Wheaton, and
Glenmont Task Forces to advise the Board in the preparation and development
of sector plans for these areas. The Wheaton Task Force met in April and May,
1976, to develop statements of goals and issues. A Preliminary Draft Plan
resulting from that planning process was the subject of a joint Council/Planning
Board Public Hearing in April, 1978. The Wheaton Sector Plan was approved by

" the County Council in July, 1978,

The Sector Plan was followed by a Sectional Map Amendment, a governmental
action by which the zoning recommended in the Plan is implemented. The
zoning action applied the Central Business District zoning, recommended in the
Pian within that portion of the Sector Plan area designated as the Central
Business District. It also established the outside limits for the Central Business
District, in order to best protect the adjacent residential areas trom commercial
encroachment.

The Sector Plan was subsequently aménded in 1982 to change the location of
the bus bays to their present location south of Reedie Drive between Veirs Mill
Road and Georgia Avenue.

Subsequent to adoption of the 1982 Sector Plan Amendment, which provided
greater.assurances that the Wheaton Marketplace concept was an achievable
objective, the local business community initiated discussions to formulate a
revitalization strategy for the area. This effort was endorsed by the
Wheaton-Kensington Chamber of Commerce and grew to include support from
nearby civic interests and County officials. These discussions resulted in two
significant steps being taken: .
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e the inclusion of FY 84 of a Wheaton CBD Improvement Program project in
the County’s Capital improvements Program, and

¢ the formulation of a “Wheaton Revitalization Strategy Committee” that
" included representation from all sectors of the community.

The Strategy Committee, along with several other working committees, assisted
County staff in identifying issues and opportunities analyzing various
alternatives, estimating resources, defining the scope of work, and building
consensus for the revitalization effort. implementation of the 1978 Sector Plan’s
“Marketplace” concept became the focus of this effort. Care was taken in
shaping the revitalization strategy to support the other objectives of the 1978
plan, especially in terms of fostering positive, new development around the
Metro station and linking the three important sectors of the CBD area - The
Marketplace, the Metro Center, and Wheaton Plaza.

Since 1978, the policies and recommendations contained in the Sector Plan
have served to guide both public and private actions in the Wheaton Central
Business District and in adjoining neighborhoods. The following general
recommendations form the framework upon which the 1978 Sector Plan was
built.

e Integral to the land use recommendations in the Plan was the creation of a
major activity core along Georgia Avenue in the area around the Metro
station and the development of a number of linkages among it, the retail
cancentration in the business district, and Wheaton Plaza. New develop-
ment would benefit from the existence of excellent transportation and the
convenience of the varied shopping and services. The business com-
munity would benefit from the purchasing power of the office workers. In
addition, the integrated planning and development of the Metro transit
facility and multi-use office development would provide an opportunity to
increase Metro ridership.

e Vacant and underdeveloped areas adjacent to the business district were
recommended for residential development. Metro will increase the ease of
access from Wheaton to employment centers throughout the Washington
region. The proposed transportation improvement and the convenient
shopping and services already in place make the Wheaton area
particularly suitable for a variety of housing types. An increase in the local
population base would also provide purchasing power to support retail
establishments, entertainment, and restaurants.

+ The Plan recognized the residential character of the existing neighbor-
hoods adjacent to the business district. The recommendations for land
use and zoning supported the retention of the existing residential
neighborhoods.

In 1988, the Montgomery County Council asked the Planning Board to
re-evaluate the recommendations contained in the 1978 Wheaton Sector Plan.
The Planning staff produced an Issues and Alternatives Report for the Wheaton
Central Business District in November 1988. This report was the subject of
many community meetings and discussions. This Draft Plan resulted from that
planning process.

This Plan is a Comprehensive Amendment to the 1978 Sector Plan. The Plan
specifically addresses the Wheaton Central Business District and certain areas
directly adjacent to it. There are no proposed changes to the 1978 Central
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Business District boundary. The Sector Plan boundary has been changed to
add two blocks on the southeast side of Dayton Street adjacent to the Wheaton
Forest Recreation Center. These two blocks, which are part of the Wheaton
Forest community, were inadvertently left out of the 1978 Sector Plan. The total
Sector Plan area contains 484+ acres. While the primary intent of the Pian is to
guide the growth and development of the Wheaton Central Business District,
adjacent areas are included in the Sector Plan in order to establish public
policies for these areas.

EXISTING LAND USE AND GENERAL DESCRIPTION OF THE

'SECTOR PLAN AREA '

Land uses in Wheaton vary widely, ranging from single-family residential,
through many sorts of commercial activities, to and including both public and
private institutional uses. A substantial amount of the land area is devoted to
surface parking.

Two major concentrations of activities can be identified which have particular
significance in the structure of the Wheaton Central Business District. These are
the existing retail activities along Georgia Avenue, University Boulevard and
nearby streets, and the concentration of retail activities in Wheaton Plaza.

The existing retail concentration in Wheaton rotates about the primary
crossroads intersection of Georgia Avenue and University Boulevard. Shops
line both sides of University Boulevard from Georgia Avenue to east of Amherst
Avenue, and from Georgia Avenue to west of Veirs Mill Road, as well as both
sides of Georgia Avenue north of University Boulevard and the west side of
Georgia Avenue south to Veirs Mill Road. Most of the shops in these areas are
general merchandise and service outlets, although several specialized outlets,
serving a regional market, also exist.

Abutting the existing business district on the southwest is the regional shopping

- facility of Wheaton Plaza. The Plaza has 3 major department stores, over 115

specialty shops, 1 supermarket, 11 movie theaters, and a number of free-
standing office buildings. About two-thirds of the land area of the Plaza is
devoted to surface parking.

The Wheaton Business Ceriter is unique in that it has two primary service
function areas. A portion of it serves as a regional shopping center (Wheaton
Plaza) attracting people from a wide area of the County and region; the
remaining portion of the business district serves as a community shopping
center attracting people from a much more local area.

The Wheaton area has a substantial residential base, including large numbers
of garden apartments, directly adjacent to the business center. The areas
surrounding the Central Business District are occupied by single-family
residences of a variety of sizes and ages. Most of these residential units are in
good to excellent condition. New single-family houses have been built south of
Wheaton Plaza along McComas Avenue.

The major road system serving Wheaton consists of Georgia Avenue, a regional
north-south radial running the length of Montgomery County from north of
Olney to Silver Spring and into downtown Washington; Veirs Mill Road, a major,
historic link now extending from Wheaton to Rockville; and University

14
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- Background

Boulevard, one of Montgomery County’s few continuous east-west highways,
extending from Connecticut Avenue in Kensington to beyond the University of
Maryland campus in Prince George's County. The business district itself is
further supported by an internal street system whose major components are
Grandview and Amherst Avenues for north-south movements, and Blueridge
Avenue and Reedie Drive for east-west movements.

Wheaton is presently served by several bus routes, most of which are through
routes between Rockville, Gaithersburg, Glenmont, Olney, and Siiver Spring.
Local service linking Wheaton and Silver Spring, operating through many of the
intermediate communities rather than solely on the major roadways, also is
provided. Additional service runs east via Four Corners and Langley Park to
Prince George’s County and west to Bethesda. Express service to and from
downtown Washington is operated during peak periods via both Kensington
and Silver Spring.

The Wheaton Metrorail station is part of the Glenmont “B” Route of the 101-mile
Adopted Regional System. The completion of the “B” Route involves the addi-
tion of the Forest Glen, Wheaton, and Glenmont stations to the line beyond
Silver Spring. The Forest Glen and Wheaton stations are under construction
and are expected to open in 1990. The line to Glenmont will be in operation at
some point beyond that date. '

The Wheaton station is located on the east side of Georgia Avenue, south of
Reedie Drive. Bus bays are located in the triangle bounded by Georgia Avenue,
Veirs Mill Road, and Reedie Drive. A pedestrian underpass under Georgia
Avenue will enable riders to walk directly into the station mezzanine from the
bus areas. “Kiss-and-ride” spaces are south of Reedie Drive with direct access
to Reedie and Fern Streets. A parking structure, to be constructed on Amherst
Avenue, will provide 236 “park-and-ride” spaces.

The staged opening of the “B” Route will result in the Wheaton station operating
.- as a temporary terminal for an indefinite number of years. in response to the
anticipated demand for parking at the Wheaton station during its operation as a
terminal station, the Washington Metropolitan Area Transit Authority is con-
structing a 900+ space parking garage on the west side of Veirs Mill Road at
Reedie Drive. In addition, fringe parking will be built at Georgia Avenue and
Layhill Road in Glenmont. Shuttle buses will run between this parking and the
Wheaton station.

SUMMARY OF KEY INDICATORS

This summary of key demographic and socio-economic indicators describes
the Wheaton CBD Sector and its immediate vicinity. The area extends from the
Beltway north to Randolph Road and from Sligo Creek west to the B&O railroad
tracks and Connecticut Avenue. It has roughly a one-mile radius within the
Central Business District; For convenience, this area is referred to as the
“Wheaton area” in this report.

The Wheaton area is a stable, settled community of predominantly single-family,
moderately priced houses built in the 1950's. It is essentially fully developed. Its
residents reflect the nature of the community in terms of income, age,-and
length of residence. In many other respects they are very similar to all County
residents.
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Demographic Trends

The. 1987 household population for the Wheaton area was 36,500 persons. It is
expected to grow by approximately 6,500 persons to 43,030 in 2010. In addi-
tion, there are 500 persons in group quarters such as nursing homes. No
appreciable change is expected in this part of the population.

Both household size and number of school age children are expected to
increase significantly in the coming decades. Household size is projected to
rise from 2.37 persons per household in 1987 to 2.63 persons per household in
2010. The number of school aged children may increase significantly from 5,400
in 1987 to as many as 8,500 in 2010. Growth in these demographic character-
istics reflects the large number of residents in their early thirties, prime child
bearing years today, and the large number of preschool children currently living
inthe Wheaton area. It is predicated on families choosing to remain in the area
as their children reach school age as opposed to the area establishing itself as
primarily a “starter home” community.

Another large segment of the population is composed of persons aged 65 and
over. According to the 1987 Census Update, 16 percent of area residents are in
this age group compared to 10.5 percent of the County-wide population. The
Planning Department demographic model for the Wheaton area shows an
overall decline in the age group by 2010, from 16 percent to 12 percent of the
total population, but the number of persons over 85 is expected to more than
double. The decline is consistent with national trends as the relatively small
“depression baby™” generation reaches age 65. The larger baby boom cohorts
do not begin to reach that age until 2011. This pattern is reflected in the
relatively small number of current residents who are in their 40’s and 50’s.

Demographic Characteristics

.- The typical Wheaton area resident is female (53 percent), white (86 percent),

and not Spanish speaking (96 percent). In these respects, she is aimost
identical to the typical County resident. She has lived in her current residence
for about 12 years, almost 3 years longer than the typical County resident. She
is the median age of 36 years old. As a result, she is 2 years older than the
median County resident,

This typical resident had a household income of $36,600 in 1986, about $10,000
below the County median but almost $12,000 above the national median. She
has also completed 2 years of college and is married. Aithough she is most
likely to be married, only 58 percent of her fellow area residents are married, as
compared to 64 percent County-wide. In addition, her household is composed
of only 2.4 persons compared to 2.6 County-wide. This household composition
and size data reflects the large segment of the popuiation aged 65 and over.
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Table 1

Wheaton CBD Area Population Forecast by Age
- . Household Population

1987-2010
Age 1987 1990 1995 2000 2005 2010
04 2,250 2,680 3,070 3,210 3,290 3,310
5-9 1,630 2,180 2,890 3,210 3,320 3,350
10-14 1,680 1,650 2,020 2,530 2,760 2,830
15-19 2,110 1,760 1,530 1,800 2,140 2,280
20-24 2,320 2,400 2,230 2,100 2,320 2,570
25-29 3,220 3,280 3,440 3,500 3,480 3,530
30-34 4,320 4,330 4,470 4710 4,790 4,720
35-39 2,560 3,000 3,340 3,480 3,620 3,630
40-44 2,260 2,500 2990 - 3,280 3,380 3,450
45-49 2,180 2,130 2,290 2,680 2,890 2,960
50-54 1,910 1,860 1,800 1,930 2,230 2,400
55-59 -1,790 1,640 1,510 1,470 1,570 1,780
60-64- 2,410 1,820 1,310 1,220 1,190 1,270
65-69 2510 2,330 1,700 1,270 1,190 1,160
70-74 1,350 1,860 2,090 1,560 1,190 1,130
75-79 980 1,030 1,420 1,610 1,240 970
80-84 670 670 720 950 1,130 870
85+ 350 410 480 540 690 820
Total - 36,500 37,530 39,300 41,080 42,420 43,030
Table 2

Wheaton CBD Area Population Forecast by Age
Household Population
Percent Distribution, 1987-2010

Age 1987 1990 1995 2000 2005 2010
0-4 6.2% 7.1% 7.8% 7.8% 7.8% 7.7%
59 45% 5.8% 7.4% 7.8% 7.8% 7.8%

10-14 4.6% 4.4% 5.1% 6.2% 6.5% 6.6%
15-19 5.8% 4.7% 3.9% 4.4% 50% 5.3%
20-24 6.4% 6.4% 57% 5.1% 5.5% 6.0%
25-29 8.8% 8.7% 8.8% 8.5% 8.2% 8.2%
30-34 11.8% 11.5% 11.4% 11.5% 11.3% 11.0%
35-39 7.0% 8.0% 8.5% 8.5% 8.5% 8.4%
4044 6.2% 6.7% 7.6% 8.0% 80% 8.0%
4549 6.0% 57% 5.8% 6.5% 6.8% 6.9%
50-54 5.2% 5.0% 46% 4.7% 53% 5.6%
55-59 4.9% 4.4% 3.8% 3.6% 3.7% 4.1%
60-64 6.6% 4.8% 3.3% 3.0% 2.8% 3.0%
65-69 6.9% 6.2% 4.3% 3.1% 28% 2.7%
70-74 3.7% 5.0% 5.3% 3.8% 2.8% 2.6%
75-79 2.7% 2.7% 3.6% 3.9% 2.9% 2.3%
8084 - 1.8% 1.8% 1.8% 2.4% 2.7% 2.0%

85+ 1.0% 1.1% 1.2% 1.3% 1.6% 1.9%
Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Source: Montgomery County Planning Department, Research Division, Demographic
Model. ’
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Housing Stock

The typical housing unit in Wheaton is a 34-year-old, single-family detached
house which is affordably priced. Single-family detached units compose a high
66 percent of the housing stock. The number which are owner-occupied, 67
percent, is also above the County percentage. The median housing unit age of
34 years is 20 years more than the County-wide median.

The average sales price of a Wheaton area single-family house was just under
$100,000 in 1986 and early 1987. This price is 70 percent of the County-wide
average for the period. The typical Wheaton area owner pays $436 per month
for housing, about $250 less than the typical County resident. For 73 percent of

the population, this payment represents less than 20 percent of their household
income. .

The 28 percent of the population who rent their housing pay more per month
than owners, $554, which is not quite $30 less than the County-wide median
payment. For 36 percent of the renters, this payment is over 30 percent of their
household income.

Employment

Sixty-eight percent of the men and about half of all women in the Wheaton area
who are aged 17 and over are employed full-time. Of the rest, the most
significant variation from the County data is the percentage who-are retired, 16
percent for both men and women. In both cases, Wheaton area percentages
exceed the County’s by about 50 percent.

More than half of the employed area residents work in Montgomery County,
almost 14 percent of them in the Kensington-Wheaton planning area. They work
in the same types of buildings as employees County-wide but are 4 percentage

. points more likely to work in a retail location and almost 5 percentage points

less likely to work in an office or R&D building.

They drive alone to work in 70 percent of the cases, but are a little less likely to
drive and more than 1 percentage point more likely to take the bus than workers
County-wide.

Over 37 percent of women in the Wheaton area who have children under 6
years of age are employed either full or part-time, 2 percentage points more
than County-wide. The Census Update survey approached day care in a
separate question and had respondents include any member of the family
requiring care in their answer. Almost one-third of those who reported needing
day care said that they have adequate unpaid care. Thirteen percent stated an
unfilled need for paid care, compared to 10 percent County-wide. The rest
stated that they had various types of paid care.
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SECTOR PLAN FOR THE
WHEATON CENTRAL
BUSINESS DISTRICT

PLAN VISION

The vision statement sets forth the aspirations of this planning effort. In the
future, this vision, along with the Plan’s goals and objectives, should be used
when the Plan is amended or interpreted. The vision statement is written in the
present tense, as if the Plan were describing Wheaton today. The statement
should be read as describing what we wish Wheaton to become in the next 20
years. .

We Envision:

Wheaton as one of the County’s economic centers...

Wheaton remains a Marketplace in the metropolitan area’s economy. A
wide diversity of activities flourish and provide shopping and employment
opportunities. Here is found a community center for shopping, finance,
services, and government activities. The area contains a strong retail
center that offers one of the most diverse range of goods and services in
Montgomery County.

" and as one of the County’s transportation centers...

A diverse transportation system serves the County and supports
Wheaton’s growth but does not dominate the area. A regional bus and rail
system links Wheaton with the surrounding metropolitan area. The CBD is
not only a major destination, but also is a significant transter point for
transit passengers. Driving to and within Wheaton is pleasam, and parking
is available for those needing to travel by car. Walking and bicycling are
also pleasurable means of travel on attractive, convenient and sale routes
which tie together the Central Business District and adjacent neighbor-
hoods. Residential communities surrounding the Central Business District
are protected from the noise and congestion of through traffic and
commuter parking.

a place for people...

Throughout Wheaton a human scale is maintained. Existing structures are
surrounded by compatible new development. The skyline has grown.
Around the Metro station a number of architecturally distinctive buildings
have been added. interesting buildings are found in the Marketplace area
where designers have carefully reinforced the special identity and
character of this part of Wheaton.
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Wheaton is a vital, exciting, and active place which operates 18 hours a
day. The Marketplace area sidewalks.are lined with shops and are full of
people. Office and residential buildings sit among plazas and streets lined

- with trees. Tree-lined walks reinforce a network of clean, green spaces.

Open spaces offering an opportunity for rest and relaxation are found
throughout the Central Business District. Streets, sidewalks, plazas, and
parks are free from litter, richly planted, and well maintained.

a good place to live...

A wide choice of housing types and prices is available for a diversity of
lifestyles and incomes. Residential development is clustered in neigh-
borhoods where the needs of the residents for goods and services,
including social services, can be met. Opportunities for socializing,

recreation, quiet, and solitude are all close at hand, as are facilities and -
events which enrich the mind and spirit.

where we work together...

The public and private sectors work together pursuing the continued
strengthening and growth of Wheaton's diverse employment base and
activities. County government provides leadership in promoting and
implementing public policy. Government is willing and able to respond
quickly, creatively, and efficiently to provide ways to meet the challenges
facing the community. The private sector actively helps in decision-making
and adds its talent to help solve community problems. '

Wheaton is a safe, secure environment for all its citizens. Cultural and
ethnic diversity is celebrated and protected. County government en-
courages business, civic, and neighborhood organizations to participate

in the decision-making process and in helping it evaluate the successes
and failures of its planning.

and above all, we envision a livable Wheaton!




Sector Plan for the Wheaton Central Business District

THE CONCEPT PLAN

In November 1988, staff prepared an Issues and Alternative Paper for the
Wheaton area. This paper provided an opportunity to identify and examine the
major concerns expressed by the people who live, work, shop, and own
property in the Wheaton business area. It also provided a means for discussing
alternatives for the future of Wheaton.

The alternatives presented a range of development intensity that could be
implemented to guide the future of Wheaton. The Suburban Retail Alternative
represented the low development scale and consisted primarily of low intensity
retail and single-family residential “infil.” The mid-range was the Marketplace
proposal which was an expanded office-retail “core” adjacent to the Metro
station and an expansion of retail uses. The Urban Center Alternative
represented the high-range option. This concept would encourage the
redevelopment of a substantial part of Wheaton.

The alternatives discussed in the Issues and Alternatives Paper were not
regarded as recommended solutions. Their purpose was to foster discussion .
and dialogue which took place in many meetings throughout the community.
None of the alternatives presented in the paper, by itself, ultimately became the
Sector Plan. Rather, parts of the Marketplace proposal were selected, refined,
modified and ultimately formed the basis for the recommendations in the Plan,

The Concept Plan is intended to summarize the major elements of the Sector
Plan. The Plan recognizes complementary concentrations far the organization
of development in Wheaton. The area around the Metro station should develop
with the highest intensity of new activities. This focus, or “Metro Center,” would
be an area of mixed uses, including high density residential and office activities,
a range of services, and retail development scaled to serve the surrounding
. population. Linked to this new development is the Marketplace, the traditional

_ retail area in Wheaton. This area is characterized by the existing scale of
development and a variety of retail and service uses. Wheaton Plaza, a major
regional retail center, should be strengthened as an integral part of the
Wheaton business area. Wheaton Plaza provides a “magnet,” or anchor, on the
western end of Reedie Drive. The Metro station itself is an attraction on the
eastern side of Georgia Avenue at Reedie Drive. In between are the shops and
services in the Wheaton Triangle, or Marketplace. Major linkages should be
created to tie together the Metro center area, the Marketplace, and the
regionally-oriented Plaza. These linkages could include grade-separated or
improved at-grade pedestrian walkways across Veirs Mill Road, Georgia
Avenue and University Boulevard.

The County’s Commercial Revitalization Program and Facade Easement
Program would continue well into the future. These programs would continue to
reinforce the retail function in Wheaton as an urban marketplace. The physical
improvements already begun would be continued in other parts of the Market-
place. Public expenditures would focus on the development of amenities
previously lacking and the undergrounding of utilities. Wheaton would continue
to provide a variety of goods and services that cannot be found elsewhere in
the eastern part of Montgomery County. Through public action the Marketplace
would be encouraged to remain as a concentration of retail and service uses.
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The large vacant tracts of land on the fringes of the business areas should be
developed with low and moderate density residential uses (single-family
detached units, townhouses, and garden apartments). Community facilities and
services would be developed, as needed, on scattered sites to serve both new
and existing development.

The area to the east of the Metro station is an established low density resi-
idential community. This is a physically stable area and should be protected
from traffic, noise, and other undesirable intrusions. New residential develop-
ment adjacent to the community should be compatible with the scale and
density of existing homes.

in a similar fashion, the area to the north and west of the business area is
predominantly single-family residential. Parcels adjacent to University Boulevard
and Georgia Avenue are under increasing pressure for various non-residential
activities. These residential communities should be maintained and protected
as residential communities.

The Metro rapid rail system will be part of an improved public transportation
system designed to induce the use of public transit rather than private
automobiles. The Wheaton Metro station will be provided with feeder and
circulation bus service to serve low density residential neighborhoods adjacent
to the Central Business District.

Through traffic will continue to be channeled into the main arterials which travel
through the Central Business District. A local system will be designated to
channel traffic directly to destinations or parking facilities. Convenient, adequate
public parking should be provided to serve retail and service activities and
Metro.

Programs and actions (both public and private) should continue to upgrade the
physical environment of the business areas. In order to improve the vitality of

~ the retail environment, revitalization efforts should focus on the creation and
development of amenities now lacking, including street furniture, signing and
lighting, continuity of walking areas, sitting and resting places, landscaping, and
cleaner, safer sidewalks.

GOALS

Foremost among the goals of the Plan is achieving a realistic balance between
the development potential that exists in Wheaton and the traffic carrying
capacity of both Metro and the street system which leads into and serves
Wheaton. It is important to coordinate growth with public expenditures in order
to maximize the effectiveness of new development and to prevent commercial
encroachment and traffic spillover into adjacent neighborhoods, thus
preserving them from deterioration.

This approach serves several purposes. It helps to ensure the economic
success of the rapid transit system, in which a substantial public investment is
being made, by finking closely the transit system with its potertial users.
Simultaneously, it provides the basis for establishing both an order and a
reasonable limit to the development that will occur in the business area,
ensuring that new growth is scaled to the facilities which exist to service it. -
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Several plahning goals emerge from this approach. These goals will guide the
development of the Wheaton Business District and protect the adjoining

neighborhoods. These goals form the basic framework upon which this Sector
Plan is built. - :

The goals of this Plan are to:

Reinforce the Marketplace by preserving the existing scale of develop-
ment and retaining as much of the mix of goods and services as possibie.

Provide additional new housing and a range of housing opportunities to
serve a broad spectrum of the metropolitan population. A variety of
housing types would help to satisfy a demand for housing-that may not be
available in other parts of the County. A combination of apartments,
townhouses, and single-family homes can expand the age and family size
mix in Wheaton. An increase in the local population base can generate -
greater support for retail establishments, entertainment and recreation
facilities, restaurants, and the like. New residential development should be
encouraged to ensure the viability of the business areas.

Permit some growth without sacrificing the qualities of livability that give
Wheaton its special character.

Ensure that the Metro rapid rail transit line is part of an improved public
transportation system designed to induce travelers to use public means
rather than private automobiles for inter- and intra-County movements.
The Wheaton Metro station should be provided with circulation and
parking improvements that would facilitate transit and auto access.

Ensure that road improvements will facilitate access to and minimize
disruption in the business area. The heavy volumes of through traffic
should be separated, where possible, from local traffic movements.

Provide convenient and adequate off-street parking with a maximum of
shared use among different facilities. Parking should be located within
a minimum walking distance to any desired destination. Massive paved
areas should be avoided and, where feasible, parking should be
developed in structure.

Improve pedestrian access to the various parts of Wheaton.

Protect the existing fabric of low density single-family homes adjoining the
Wheaton business area.
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LAND USE AND ZONING PLAN

LAND USE AND ZONING OBJECTIVES

Continue with past land use goals, objectives, and policies in the Wheaton
Central Business District. Specifically, encourage and reinforce the Marketplace
and the variety of goods and services currently existing in the Wheaton Central
Business District.

Preserve the Marketplace and the existing scale of development by balancing
new growth and retail retention.

¢ Continue to encourage a public/private partnership which promotes the
private reinvestment in business and properties.

-e Maintain a stable environment to encourage investment in the future of
Wheaton.

‘e Develop policies and programs that retain as many existing businesses as
possible. o

« Direct new development to appropriate locations and limit it in areas that
have a distinctive character that could be threatened by inappropriate
new building. ’

e Encourage new mixed use development to concentrate around the Metro
station and in other areas of greater transit accessibility.

e Encourage policies which would more closely link Wheaton Plaza with the
Marketplace and the Metro station.

. Maintain Wheaton's residential character by continuing to promote a balance of
housing with the development of other uses.

« Encourage the development of new housing in a range of types, prices,
and rents, especially within walking distance of the Metrorail and
Metrobus stations.

e Encourage new housing to help reinforce Wheaton as a lively area,
especially during evenings.

¢ Preserve and encourage the maintenance of existing housing.
¢ Continue to address the housing.needs of special populations.

Provide urban design guidelines that will reinforce the Plan’s recommendations
for the physical environment.

e Encourage remodeling and new development that is sensitive to the
existing scale and character.

¢ Encourage the development of a safe, convenient, and attractive
pedestrian environment.

e Strengthen links and improve the circulation between activity centers.
¢ Improve the visual quality by encouraging the “greening” of Wheaton.
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The Land Use Plan translates the concepts, goals, and objectives into specific
land use recommendations within the Sector Plan area. Many of the basic ideas
and concepts behind the Sector Plan are derived from extensive experiences
with suburban shopping centers, such as Wheaton Plaza, and the adaptation of
these experiences to the modernization of central business areas. Shopping
centers have taken a similar form: a pedestrian walkway or mall in the center of
the development, the mall bordered by commercial establishments, mail and
stores surrounded by parking, and the whole development ringed by a road
system distributing cars to the parking area from a major highway. The mall, in
its simplest form, is a pedestrian way connecting commercial establishments
and with major “magnets” (department stores) or anchors at each end. Often
the parking areas are subdivided into a number of smalier parking fields, all
accessible from ring roads and served by an internal circulation system
designed to distribute traffic among the several parking areas.

This Plan attempts to apply many of the basic elements found in successful
shopping centers such as Wheaton Plaza to the rest of the CBD, including the
Marketplace and Metro Center. The Plan proposes: a pedestrian circulation
system, a linking of a number of magnets, a series of parking facilities, and an
integrated vehicular circulation system which is connected to major arterials.
Some of the pedestrian areas, e.g. the underpass connecting the bus terminal
with the Metrorail station, are created by separating vehicular and pedestrian
circulation. Automobiles are stored in parking lots or parking structures built on
the periphery of the area. Other areas, notably much of the Marketplace,
integrate pedestrian and vehicular circulation. Streets may be narrowed and
parking in the center of the CBD may be limited to ease pedestrian movement.

Some parking will continue to exist in the Marketplace area to support the retail
uses.

COMMERCIAL LAND USE

- The Marketplace

Retail preservation is a central theme of this Plan. The Plan recommends limited
redevelopment opportunities in order to preserve the existing character of the
Wheaton Marketplace. Several factors contribute to the desirability of
maintaining a predominant retail emphasis in the Wheaton CEBD.

1. The historic role of Wheaton as an important locaily oriented retall
market. For decades, Wheaton has been characterized as a strong and
diverse retail center. The historic identity of Wheaton is linked to its retail
activity. : :

2. The continued economic viability of retail businesses in the Wheaton
CBD. During a time when some older retail centers in the Metropolitan
Area declined, retail activity in the Wheaton Central Business District
remained strong. The strength of retailing in Wheaton continues today.

3. The success of the commercial revitalization program. The County
Department of Housing and Community Development has teamed with
many local businesses to improve the physical landscape in the
Marketplace area. This program has stimulated significant reinvestment in
retail establishments in the Wheaton CBD. -
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4. The presence of a compatible major regional mall adjacent to the CBD.
The success of Wheaton Plaza further establishes the retail identification of
Wheaton. Moreover, as a regional attraction, Wheaton Plaza nicely

- complements the locally oriented and speciaity shops of the Marketplace.

5. The proximity of the Wheaton CBD to large residential concentrations.
The residents of the diverse neighborhoods in the vicinity of the CBD find
Wheaton a convenient destination for shopping trips.

The Marketplace is the community’s principal trading center offering a great
variety of goods and services that cannot be found elsewhere. It is also the
entertainment center, offering a variety of fare possible only as long as there are
concentrations of people to support it.

The Central Business District of Wheaton is an urban marketplace. It provides a
variety of goods and services that cannot be found elsewhere in the eastern
part of Montgomery County. The coming of Metro adds another dimension to
the Wheaton business area. Urban places are characterized by a land use
pattern that is both compact and varied. Such a pattern can be strengthened by
encouraging development in which a variety of activities and establishments,
including offices, shops, and apartments, can be found within individual
buildings or in close proximity to one another.

The Sector Plan hopes to retain and preserve the Wheaton Marketplace. ltis a
rational attempt to relate various types of commercial uses to the size and type
of market to be served and to the land use and traffic implications of various
types of commercial activity, both retail and non-retail. The Plan also indicates
those land uses which would support and strengthen the commercial base by
increasing the magnitude of purchasing power within the trade area. (The trade
area is the geographic area from which customers are drawn.) Within the
Central Business District area, where land is at a premium and usually very
costly, low density uses, such as auto sales lots or drive-in businesses, are not

- appropriate, whereas retailing, offices, and professional services, doing a high

volume of business per square foot, would be most desirable. Likewise, some
activities, such as automotive services and drive-in businesses, require direct
access and generate fairly high volumes of traffic. These uses can often be
located on the fringes of the business area.

The Marketplace consists of the many retail, service, and specialty shops inthe -
Triangle to the east of Georgia Avenue and north of University Boulevard. Prior
to 1978, the strength of this Marketplace was being somewhat diminished by
the age of most of the stores, physical unattractiveness, and growing traffic
congestion in parking areas and on local streets. The 1978 Sector Plan
recommended the revitalization and retention of the existing retail area in
Wheaton as a major Marketplace in Montgomery County. Since the early '80's,
the County’s Commercial Revitalization Program has encouraged and
reinforced this concept and the retail function in Wheaton. The Wheaton
Commercial Revitalization strategy is built upon a private/public partnership
aimed at fostering reinvestment in existing buildings, businesses, and public
infrastructure. The private sector has been responsible for building renovations
and business improvements. The public sector has been responsible for
relocating overhead utilities to below ground and streetscaping (beautification)
along the “Main Streets” of Georgia Avenue, University Boulevard, and Veirs Mill
Road. The public sector has also included in its budget the streets around the
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Metro station, due to open in the fall of 1990. This strategy has proven very
successful in revitalizing the area. Consequently, both the private and public
sector's commitment to the effort has grown over the years.

This Sector Plan recommends that public and private efforts continue to
promote the preservation and the retention of the Marketplace within the
Wheaton Central Business District. These programs would continue to reinforce
the retail and service function in Wheaton. The physical improvements and
modemization already begun, should be continued in other parts of the
Marketplace. Through public action, the Marketplace should be preserved as
low-density retail and service uses.

The biggest single problem facing the existing small retail and service business
use in the Wheaton Marketplace will be the escalation of rents in existing
buildings subsequent to the arrival of Metro In addition, new projects could
replace the existing one- and two-story buildings. The small buildings that are
replaced had rents that the existing retail and service businesses can afford,
Space in new projects will not be available at comparable rents and small
businesses could be priced out of the area.

This Sector Plan recommends two strategies to preserve the development scale
and businesses within the Wheaton Marketplace.

e Amend the Montgomery County Zoning Ordinance to establish a Retail

Preservation Overlay Zone. (See discussion in the Zoning section of the
Plan.)

This overlay zone would require that a minimum floor area in new
development be devoted to retail uses. It would stipulate specific bulk
and design standards that are more stringent than those in the
Central Business District zones.

« Within the Wheaton Central Business District, establish continue efforts to
encourage reinvestment in existing businesses.

The County will continue its planned commercial revitalization efforts
and may expand the program to new areas of the CBD. The County
may explore other means of providing reinvestment incentives for
existing businesses.

The Wheaton Lumber Company is located on the edge of the CBD at Blueridge
and Grandview Avenues. This sector plan recognizes that the company has
provided a needed and valuable service as a building supply store for over 40
years. In keeping with the sector plan’s goals and objectives to retain as much
of the mix of existing retail and service uses as possible, the Plan recognizes
that the Wheaton Lumber Company may need to expand its retail operation to
better serve the community. Additional parking may also be required on or near
the current site. The provision of additional parking by special exception is
preferable to an expansion of commercial zoning.

Wheaton Plaza and Other Commercial Areas

Wheaton Plaza, at some point in time, plans to add a fourth department store to
the three existing at the shopping center. This store will probably be con-
structed on the Veirs Mill Road side of the Plaza. The Transportation section of
this Plan recommends road improvements that would accommodate traffic
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generated by a future addition to the Plaza. The Sector Plan also recommends
the development of a physical linkage between the two main retail attractions in
Wheaton: the Plaza and Marketplace. The Plan recommends new office and
retail development between the Plaza ring road and the Veirs Mill Road frontage
to help establish a physical linkage between the two areas.

There are a number of automotive storage uses located south of Prichard Road
on Georgia Avenue. As redevelopment occurs, the Sector Plan recommends
that this area should be developed with housing, which would be more
compatible with a Metro-oriented central business district.

Commercial establishments north of University Boulevard on the east side of
Amherst Avenue help to satisfy needs for local convenience stores. This retail
area should continue to service the surrounding residential neighborhood.

MIXED-LAND USE

Integral to the land use concepts recommended in this Plan is the creation of a
major activity core at the transit station site and the development of a number of

linkages between it, the retail “Marketplace” in the Wheaton Triangle, and
Wheaton Plaza.

The Plan recommends a mixed-use development - residential/office/retail — on
and around the Metro station, between Reedie Drive and Prichard Road. This
development could take place on air rights over the Metro entrance and
kiss-and-ride facility, and on adjacent private property. Residential and office
development would benefit from the excellent transportation network and the
convenience of the adjacent shopping and services. The Marketplace and
Wheaton Plaza would benefit from the purchasing power of the residences and
office workers. In addition, the integrated planning and development of the
Metro transit facility and multi-use development provide an opportunity to

__ improve mobility, increase Metro ridership, diminish negative environmental

impacts, reduce traffic congestion, and increase the diversity of employment
opportunities and services in the Wheaton area.

An area adjacent to the Metro station, west of Amherst Avenue, is recom-
mended for new residential development. Metro will increase the ease of access
from Wheaton to employment centers throughout the Washington region. The
proposed transportation improvements and the convenient shopping and
service already in place make the Wheaton area particularly suitable for a
variety of housing types. In order to take advantage of Metro and encourage
increased ridership on the system, residential mixed-use development should
be encouraged in the vicinity, particularly in the parcel south of Reedie Drive,
west of Amherst Avenue.

Future residential development on this site must be sensitive to the existing
residential communities fying to the east. The westemn frontage on Amherst
Avenue should develop at a scale and sensitivity that is compatible with the
existing single-family houses. The Plan recommends that the frontage of
Amherst Avenue be developed with townhouses at a height not to exceed 35
feet. Higher density apartments could be buiilt behind these townhouses.
Density and height would increase as the development “stepped up” to Georgia
Avenue. (See Urban Design and Zoning section.) '
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The Plan anticipates that, over the next ten years, new development around the
Metro station will occur on the east side of Georgia Avenue. The future
development of “air rights” over the bus terminal on the west side of Georgia
Avenue will most likely take place beyond this time frame. When the Red Line is
extended to Glenmont, there will be less bus activity at the Wheaton station,
since it will no longer function as a terminal. This would provide the opportunity
to temporarily relocate the buses while a building was being constructed over
the bus bays. The Plan supports future air-rights development at this location.

New commercial and service uses within mixed-use projects should also be
encouraged. Such development would complement the existing retail area and
service local residents and workers. .

OFFICE LAND USE

In addition to new office development within the Metro Center, office develop-
ment is recommended north of Blueridge Avenue, on the northern frontage of
University Boulevard between East Avenue and Valleyview Avenue, and on the
east side of Amherst Avenue south of University Boulevard.

The northern frontage of Blueridge Avenue contains a number of office build-
ings. These are occupied largely by professional services such as architects,
engineers, attorneys, insurance companies, and banks. These functions are
peripheral to the Wheaton business area and in close proximity to existing
single- and multi-family residential development. Any future office development
in the same area which abuts either single- or multi-family residential areas
should be restricted to a height limit of 30 to 40 feet. These offices should serve
as a transition between the residential areas to the north and the Central
Business District south of Blueridge Avenue.

. The Plan indicates office use for the University Boulevard frontage between East
~ Avenue and Valleyview Avenue. The remaining residential structures front on a
" major artery with associated traffic noise and air pollution. The residential sen-
sitivity of these problems is indicated by the deterioration of a number of the
homes. The conversion of these houses to offices would tend to stabilize this
frontage area and provide a buffer to the existing single-family community to the
north. Future development should be similar in scale to the existing conversions
that have taken place in the block between East Avenue and Valleyview
Avenue. This type of development is also recommended on Amherst Drive
adjacent to the Central Business District.

RESIDENTIAL LAND USE

This Sector Plan attempts to build upon the existing retail advantages and the
potential of the Metro transit station in Wheaton. In attempting to capitalize on
these assets, the Plan recommends the development of a strong supporting
population base. A variety of housing types in close proximity to the Central
Business District and the Metro station would meet the needs of the residential
housing market, would provide built-in purchasing power for the local retail
Marketplace, would provide for an increase in the potential ridership on the
Glenmont Transit Route, and should not contribute to the demand for commuter
parking in the station area since it would be within walking or short bus-ride
distance.
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The future development of various types of housing (single-family detached,
townhouses, garden apartments, condominiums, etc.) to keep up with
residential demand will be determined by a large number of interrelated factors.
Land availability, price, zoning and building regulations, the cost of money,
energy costs, material costs, access to transportation, utilities, municipal
services, the level of taxes, and nearness to shopping and other community
facilities are all important factors which will influence the nature of residential
construction.

Traditional zoning has tended to create a distinct compartmentalization based
on the concept that the introduction of any two distinct types of residential uses
into a given area creates conflict. Newer zones encourage a diversity of housing
types, including various necessary services as an integral part of the develop-
ment. This serves to avoid areawide segregation of people by age, family
composition, and income. Under this concept, the fear of adverse effects upon
property values usually associated with multi-family development would simply
become irrelevant, since such development would be a designed part of the
community to begin with. An ideal neighborhood would include an appropriate
range of housing types designed to serve a well-balanced population structure.

The use of the Planned Development concept is a major attempt to achieve this
goal.

The 1978 Sector Plan recommended Planned Development zoning for a
number of the smaller “in-fill” sites surrounding the Central Business District.
Many of these projects have been built as a mixture of single-family detached
and attached units. This Sector Plan also recommends the use of the residential
Planned Development zoning in Wheaton.

The proposed residential areas are identified by the range of their densities in
terms of dwelling units (DU's) per acre of land. For the purposes of this Plan,
residential densities are categorized as follows:

Residential Area Density Range
Low Density 3- 6 DU/acre
Medium Density 9 - 13 DU/acre
Medium/High Density 15 - 22 DUfacre
High Density Over 22 DU/acre

The proposed density for single-family residences remains at 3 to 6 dwelling
units per acre, This is the existing density range in the single-family areas
adjacent to the business district. The medium density of 9 to 13 dwelling units
per acre, as proposed by the Sector Plan, would encourage the construction of
various types of single-family detached and townhouse uses. The medium/high
density range of 15 to 22 dwelling units per acre would encourage the develop-
ment of a mixture of housing types such as townhouses and garden apart-
ments. Higher density development is recommended closer to the business
district and the Metro station. Lower density development is recommended
adjacent to existing single-family areas.

The sector plan recommends residential development for the site of the WTOP
transmitter. The broadcast station and its transmitter were established on this
site approximately 50 years ago, long before Wheaton became a thriving
community. Residential land use for these 13 acres would be more compatible
with the surrounding community. It would be in the best interests of the
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Wheaton area if Montgomery County government, the Planning Commission,
and WTOP officials would cooperate to find a more suitable location for WTOP
and its transmitter facilities.

The sector plan also recommends the future redevelopment of the commercially
zoned properties on the block bounded by Georgia Avenue, Prichard Road,
Amherst Avenue, and Windham Lane for housing. Any future change in the
zoning of these properties must have sufficient incentives to encourage their
redevelopment with residential uses more compatible with a Metro-oriented
central business district.

The single-family areas to the north and west of the Central Business District are
stable residential areas which have shown some signs of deterioration due, in
part, to speculation about commercial rezoning. It is recommended that the
existing single-family character of these areas be reaffirmed.

Many dwelling units in Wheaton are occupied by elderly residents. While there
are no existing facilities specifically for elderly or infirm residents in the Sector
Plan Area, seven existing or proposed housing facilities for these residents are
located in close proximity to Wheaton. Many of the vacant or underdeveloped
parcels in Wheaton could accommodate housing or other facilities for the
elderly or the infirm.

Mixed generational housing should be encouraged. To the extent that housing
for the eiderly is included, the following guidelines should be observed insofar
as they are practical:

e Sites should be within easy access of transportation.

e Sites should be located near or have easy access to shopping, service,
and recreational facilities.

+ Sites should not be cut off from needed services by major traffic arteries.

- URBAN DESIGN GUIDELINES

The urban design objectives and guidelines are provided to promote a coherent
and well integrated physical environment, enhance the livability and attrac-
tiveness, and retain the sense of the Marketplace in Wheaton. A number of
these objectives reflect the County’s commercial revitalization program, which
has stimulated significant reinvestment in retail establishments. This program
consists of building renovations, facade easements, and the Wheaton
streetscape, which helps to unify and integrate the built environment. These
guidelines apply to new development and the renovation of existing buildings.
They consist of a hierarchy of circulation elements, recommendations on the
massing and scale of future development, and recommendations for open
space including a promenade, plazas, and parks. This Pian recommends
guidelines that:

Ericourage renovation of existing buildings to promote the Marketplace
theme

The renovation of existing buildings should retain and promote an animated
pedestrian-oriented setting. The physical environment will consist of diverse
building forms that are unified by an attractive, modular streetscape.
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lmpreve the visual quality of the Wheaton CBD

The “greening” of Wheaton can be achieved by providing more trees and
landscaping in-streets, boulevards, plazas, and parks.

Provide for diversity

Dlversny in terms of the architecture will add to the interest and vrtahty of the
urban fabric.

Enhance the “human scale” of the CBD

A human scale of the environment can be developed through the architecture
of the buildings and the design of the streets and public spaces. The
development scale of the Marketplace should be preserved. New development
should be compatible in scale and massing.

Encourage pedestrian circulation

This can be accomplished through the development of a safe, convenient, and
comfortable pedestrian system that creates vitality and interest in the area.
Plazas and open spaces offer the opportunity for social interaction and should
be provided. These open spaces must be intentional and defined, not merely
residual spaces left by buildings. Building entrances should open onto the -
street or other public space. Retail should be provided at the ground level of
commercial streets to achieve urban vitality. In the long-term, new grade-
separated pedestrian walkways may become desirable at key linkages across
Georgia Avenue, University Boulevard or Veirs Mill Road.

The Wheaton transit center will produce much pedestrian activity within the
CBD. High quality, direct pedestrian access is essential to maximize use of the
transit system. Site plans (including overlay district compliance plans) should
consider improvements to ease pedestrian access to the transit system. For
example, these plans could require bus passenger amenities (shelters,

benches, lighting of bus facilities) and orient building entrances toward
roadways served by bus routes.

Protect the existing residential communities

The character and scale of existing low density resxdentual communities must be
protected.

Create a transition in densities and massing

it is important to create adequate transition in densities and massing so that
new development is sensitive to existing buildings.

Strive for excellence in design

Attractive buildings enhance the quality of the environment. It is important to
provide for diversity and variation in the design of the various projects, whether
it is new development or the modernization of existing buildings.

Provide for an open space system

Public policy and private development should provide open spaces that cater to
diverse activities and provide for the needs of existing and future populations.
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The Pedestrian Nétwork

A major objective of this Plan is to create a unified and aesthetically pleasing
series of pedestrian ways that could make walking through the CBD enjoyable.
The Plan proposes a continuous pedestrian network, consisting of streets and
boulevards, a promenade, plazas, and open spaces that link together all the
major activities in the Wheaton CBD. The proposed pedestrian system consists
primarily of a continuous sidewalk system. k also includes a tunnel under
Georgia Avenue, a bridge over Veirs Mill Road, a pedestrian district, and plazas,
greenways, and open spaces which encourage pedestrian movement.

The Wheaton Central Business District falis under the Wheaton Streetscape,
which consists of paving, street trees, lighting, and street furmniture. The paving
pattern is modular, thus providing for flexibility in the sidewalk width. The
Department of Housing and Community Development, which sponsors the
program, feels that that “the diverse collection of architectural styles found in
buildings are unified by the Wheaton Streetscape which introduced a clearer
sense of time, place, and scale through distinctive lighting and landscaping and
its modular paving system. The modular pattern of the sidewalk paving system
establishes rhythm and order, an important concept employed in the Art
Moderne Style to regain a sense of place in a rapidly changing world”. Minimum
sidewalk widths are set in the streetscape guidelines. Some areas, mainly north
of University Boulevard, have already been successfully improved.

The three major roads in Wheaton are Georgia Avenue, University Boulevard,
and Veirs Mill Road. Wide sidewalks on these roads would form the backbone
of the pedestrian system. The Plan proposes a unifying boulevard treatment. In
addition, attractive paving and landscaping should be provided along the
boulevards, with convenient street crossings. The major north-south pedestrian
spine should be developed along both sides of Georgia Avenue, linking mixed

. use development at the Metro station with the retail uses on the west and north.
Convenient at-grade street crossings as well as a tunnel to the station

~ mezzanine will provide for the pedestrian connections across Georgia Avenue.,

University Boulevard, Reedie Drive, and Ennalls Avenue are the major east-west
pedestrian walkways. On these streets an environmerit conducive to
pedestrians is encouraged through the provision of wider sidewalks,
landscaping, street furniture, and, where appropriate, street narrowing.

The Boulevards — Georgia Avenue, Veirs Mill Road, and University
Boulevard

The three major arterial roads are proposed as “Urban Boulevards” in
terms of the street design. These roads have a high volume of traffic and a
high potential for pedestrian/vehicular conflict. Given the narrow sidewalk
in the public right of way, the Plan encourages setting new buildings back
from the property line to allow for a wider sidewalk. The provision of street
trees is encouraged to achieve an attractive boulevard setting. New
projects, mainly along Georgia Avenue and Veirs Mill Road, are encour-

aged to provide a defined street wall with retail at ground level and parking
at the rear.

With the opening of the Metro station at the southeast quadrant of Georgia
Avenue and Reedie Drive, Georgia Avenue may become the “Main Street” of
Wheaton. As such, it should become more pedestrian friendly. Along the west
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side, sidewalk improvements are planned within the public right-of-way. The
existing building setback, which in most cases is over 40 feet, is currently used
for off-street parking. There is an opportunity to improve the pedestrian environ-
ment while retaining some off-street parking. Parking layout could be modified -
to accommodate a wider sidewalk in front of the stores. Street trees could then
be planted along both parallel sidewalks. Attractive paving throughout the area
will enhance the visual quality and will provide for a pedestrian oriented
environment.

Reedie Drive

Reedie Drive provides an east-west connection from Wheaton Plaza, through
the “Marketplace” and bus terminal, to the Metro Plaza and the residential
communities to the east. Reedie Drive also connects to major open space
nodes: Metro Plaza, which will be a paved and landscaped urban plaza; “The .
Promenade,” a green pedestrian walkway, could be developed as part of the
Metro Center parcel; and Wheaton Veterans Park, an urban park at the corner
of Reedie Drive, Fern Street, and Amherst Avenue.

The 1978 Sector Plan envisioned a major pedestrian walkway running east-west
along Reedie Drive, anchored by Wheaton Plaza on the west and by the Metro
station facilities on the east. Georgia Avenue follows a ridge through the
business district to a high point north of University Boulevard. Veirs Mill Road
follows a depression between Georgia Avenue and Wheaton Plaza, rising to a
high point at its intersection with University Boulevard. This pedestrian walkway
should take maximum advantage of this topography to separate vehicles from
pedestrians.

The Wheaton Metro Station Plan includes a tunnel under Georgia Avenue at
Reedie Drive to provide direct access to the Metro station mezzanine from the
Metro surface facilities east and west of Georgia Avenue. While this 24-foot-wide
passage is designed primarily to provide access to the Wheaton station, it also

- provides the opportunity for pedestrian flow east-west across Georgia Avenue

without pedestrian vehicular conflicts. The actual tunnel is of minimum length;
the approaches return to sidewalk grade approximately mid-block along Reedie
Drive, between Georgia Avenue and Fern Street on the east and Georgia
Avenue and Veirs Mill Road on the west.

The existing topography west of Georgia Avenue along Reedie Drive, which is
falling away to Veirs Mill Road and then rising to Wheaton Plaza, provides the
opportunity to develop a grade separated pedestrian link above Veirs Mill Road.
This linkage could connect directly to the mall level of Wheaton Plaza from the
Veirs Mill Road bus terminal. This pedestrian walkway would complete the
walking and access link between Wheaton Plaza, the Marketplace, the Metro
Center, the Wheaton Veterans Park, and the residential communities east of
Amherst Avenue.

The first stage of this pedestrian link will be completed with the construction of
the Metro garage in Wheaton Plaza. Plans include a grade separated pedes-
trian walkway from the garage, over Veirs Mill Road to the Metro bus terminal. A
second stage would be the future construction of a pedestrian bridge from the
garage to Wheaton Plaza.
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Other Streets

The commercial streets should be improved for better pedestrian circulation, be
more attractive, and provide opportunities for strolling and outdoor sitting. The
street right-of-way is usually about 80 feet, with roadway paving consisting of
two lanes of traffic and two lanes of parking. In most of the commercial streets —
Reedie Drive, Grandview Avenue, Ennalis Avenue, (west of Grandview Avenue),
Amherst Avenue, and Blueridge Avenue — the parking width should be retained
except for the use of flares to ease pedestrian crossings. However, some
streets — Price Avenue, Fern Street, Ennalls Avenue (east of Grandview
Avenue), and Elkin Street — have littie through traffic and therefore provide an
opportunity for improved pedestrian circulation. For example, the County might
increase the pedestrian space by reducing the width of the roadway and
increasing the width of the sidewalk. Restaurants in that area will benefit from
the additional space that could be devoted to outdoor seating areas.

A pedestrian walkway is also proposed along Triangle Lane. This pedes-
trianway, a major component of the pedestrian system, would be constructed
from Reedie Drive to Ennalls Avenue and would provide direct pedestrian
access from the east-west pedestrian walkway north to University Boulevard.
The pedestrianway would be attractively paved and landscaped and include
benches, kiosks, and other design features.

The Plan envisions pedestrian walkways running east-west along University
Boulevard and Ennalls Avenue. This would. provide comfortable pedestrian
access to the businesses along University Boulevard, the commercial area to
the north. These walkways would be linked to the major pedestrian ways along
Reedie Drive and Wheaton Plaza to the west by Triangle Lane. This secondary
spine could be developed by utilizing and expanding the existing sidewalk
systems.

The Metro Center Promenade

A green promenade is recommended internal to the Metro Center parcel,
linking the residential areas on the south and east through Metro Center to the
Metro entrance on Reedie Drive, the Marketplace and Wheaton Plaza. The
promenade will serve both the existing and future population in the area. It
would be developed as part of a mixed-use development on this block.

The Places
The Marketplace

The heart of Wheaton’'s Marketplace is a triangular area formed by the
intersecting geometry of Georgia Avenue, University Boulevard and Veirs Mill
Road. lts central location, active business environment, and well-defined
arrangement of buildings and parking offer a unique opportunity to create a
well-integrated retail center. The Marketplace, the area that is bounded by the
three boulevards, will receive pedestrian emphasis. The County-sponsored
streetscape program will enhance the Boulevards and include streetscaping on
a portion of Grandview Avenue. Other improvements are needed in the center
of this area. For example, the provision of attractive paving, landscaping,
lighting, and street furniture will further enhance the pedestrian environment.
The stores and services have the potential of promoting a vibrant activity center.
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Any increase in shoppers will generate additional demand for short term
parking in the Marketplace. The area suffers from a lack of short-term customer
parking, a limited and inconvenient pedestrian environment, obscured access,
poor visibility from major anterials, and a somewhat confusing interior circulation
pattern. Compounding these problems is the unattractive visual environment:
overhead utilities, parking areas without landscaping, cluttered business
signage, and poor vehicular and pedestrian signage. These problems need
special attention. Recognizing ongoing efforts by the County to work with the
local business community to revitalize downtown, the Plan recommends
developing a specific strategy to address the problems identified above. This
strategy should be formulated through joint efforts of the County Government
and the business community. i

Improvements to this area may include a broad range of possibilities, such as
creating open space for “people watching,” festivals, book markets, and other
community activities. One way of meeting future pedestrian and parking
demand may be by replacing the existing surface parking on Parking Lot 13
with underground structured parking. There may be an opportunity to use a
portion of the structure for a central open space — a "Marketplace square.”
Given the sloping topography, two levels of underground parking may be
provided.

Metro Center

This parcel is bounded by Prichard Road, Georgia Avenue, Reedie Drive, and
Amherst Avenue. A major mixed-use high-rise project will be developed in this
area. It is important that new development relate to the scale of the surrounding
area. Since most of the'existing development consists of buildings that are one
to three stories high, the new development should provide for transition in
heights with the tallest structures toward Georgia Avenue and around the Metro
station.

-- The Plan recommends that along Georgia Avenue street trees be proVided and

the buildings be configured to help define the boulevard. Retail and service
uses should be provided at the ground level. An open urban plaza is recom-
mended at the Metro station to function as a major node for activities generated
by the Metro entrance, the retail, and the central location. The Plan encourages
retail uses along the Georgia Avenue frontage, including at the edge of the
urban plaza. Planting and trees would be provided consistent with the objective
of “greening” Wheaton.

The low density residential character along Amherst Avenue should be retained.
Building heights along the street should not exceed 35 feet within the first 75
feet as measured along the Amherst Avenue property line. Setbacks from the
street right-of-way should be compatible with the existing development on the
east side.

The Plan recommends that an attractive, open space be developed in the
“Metro Center” parcel. It could provide an additional pedestrian linkage to Metro
and serve the passive recreational needs of the community: walking and
strolling, sitting areas, and play areas for children.
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THE ZONING PLAN

In order to preserve existing business and structures in the Wheaton Market-
place, this Sector Plan recommends that the County Council amend the zoning
ordinance to establish a “Retail Preservation Overlay Zone.”

An overlay zone is a mapped zone that imposes a set of requirements or
restrictions in addition to those of the underlying zoning district. in an area
where an overlay zone is established, property is placed simultaneously in the
two zones and the land may be developed only under the conditions and
requirements of both zones. Overlay zones typically are applied where there is a
special public interest in a geographic area that does not coincide with the
underlying base zone. The proposed overlay zone is more restrictive than the
underlying CBD Zone. It would be applied to specific areas of central business
districts where it is determined that more restrictive development controls are
needed to retain existing retail use and service.

The proposed “Retail Preservation Overlay” would:

-e not permit the optional method of development, regardiess of assemblage
or parcel size;

'« require that any new building over one story devote part of the first floor to
retail uses;

e require site plan review for all new buildings;

e require that all retail uses in new buildings be directly accessible from a
sidewalk, plaza, or other exterior public space; and

e restrict blank walls and facades at street level.

The Retail Preservation Overlay provides a clear policy to guide future land use
_ inthe Wheaton Marketplace subsequent to the opening of Metro and will help
to achieve one of the major goals and objectives of this Sector Plan.

It is standard practice in all master plans adopted in Montgomery County since
1971 to designate a base “Euclidean” zone for every parcel and to indicate for
some parcels an appropriate floating zone, which allows somewhat different
development and sets a higher limit on the intensity of development than the
base zone. Euclidean zones contain rigid requirements such as ot size,
setbacks, and height limits. Except when developed under the cluster option,
the entire land area will be divided into approximately equal size kots.

Euclidean zones may be applied to an entire area by the County Council in a
comprehensive rezoning following a master plan study. Piecemeal requests for
Euclidean rezonings may be granted only upon a showing that there has been
a change in the character of the neighborhood since the last comprehensive
rezoning or there was a mistake in that comprehensive rezoning.

Floating zones have more flexible development standards, but they may be
approved by County Council only upon a finding that the development will be
compatible with surrounding land uses and is in accord with the purpose clause
of the zone. in all floating zones, development can only occur in accordance
with a detailed site plan approved by the Planning Board.

The practice of following a master plan with a comprehensive rezoning through
a sectional map amendment is a safeguard against piecemeal Euclidean
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rezonings. The comprehensive rezoning establishes the base against which
“change or mistake” will be measured. Since the comprehensive rezoning
conforms to the master plan, and fioating zones cannot be considered changes
in the character of the neighborhood, there is a strong safeguard against future

Euclidean rezoning. This is an important element in assuring the stability of the
area.

The base zones within the Wheaton Central Business District are the Central
Business District Zones (CBD-1, CBD-2, and CBD-3) which were applied by
sectional map amendment following the adoption of the 1978 Sector Plan,
These zones, the proposed Retail Preservation Overlay, and others contained in
the zoning ordinance and used in this Plan, are intended to implement the

recommendations of the Sector Plan by regulating private land development
activities.

The zoning proposed in this Plan ought to be subject to review within the same
time limits as the other elements of the Plan, namely, a period of ten years or
when events dictate. Such a review would have several advantages, chief
among them the opportunity to measure actual experience with the Retail
Preservation Overlay Zone after the opening of Metro, and the relationship of
the overlay’s development controls to the scale and bulk of new buildings and
modernizations, and the actual retention of existing retail uses and services. A
periodic review should also evaluate the progress of new development in
regard to the Sector Plan’s development program and mix of uses. Areas could
be removed or added to the overlay district prior to the 10-year re-evaluation of
the Sector Plan by amending sections of the Plan, as experience dictates.

Within the context of this Plan, both designations of appropriate land uses and
designations of densities, consistent with the densities allowable under the
proposed zoning, are given. Figure 9 shows the zoning proposed for the
Wheaton Sector Plan area. It is proposed that the existing single-family zoning
in the Sector Plan area outside the Central Business District be reaffirmed as it
- presently exists, with the exception of the areas discussed in this Chapter. The
proposed Zoning Plan:

¢ Retains the existing base CBD zoning in the retail Marketplace (north and
south of University Boulevard) and proposes a new “Retail Preservation
Overlay District” (see Figure 9).

« Designates the Metro Center parcel a combination of CBD-R and CBD-3
zoning. The total parcel of land should be developed as a unified optional
method project. The existing public alley on the site would have to be
abandoned prior to the approval of subdivision plan. The height, scale
and bulk of the proposed project must be compatible with the existing
residential communities to the east and south of the site. The land im-
mediately west of Amherst Avenue is most appropriate for development of
residential uses in the CBD-R Zone. A townhouse frontage along Amherst
Avenue with a maximum height of 35 feet should be provided on this
portion of the site to ensure compatibility with the adjacent single-family
community. The 35-foot height limit should apply for a distance of 75 feet
as measured from the property line.

¢ Retains the CBD-3 zoning for the parcel north of Reedie Drive between
Georgia Avenue and Fern Street. This Plan encourages inclusion of a
substantial residential component and street-level retail should this
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propefty redevelop. In addition, this Plan encourages retention of a
supermarket to serve nearby residents on this parcel or elsewhere in the
CBD.

Retains CBD-1 zoning along the Central Business District boundary which
abuts single-family residential areas.

Retains the generél commercial C-2 Zone on Wheaton Plaza and on other
properties where it currently exists.

Recommends TS-R zoning on the automotive and storage uses on
Georgia Avenue south of Prichard Road. This commercially zoned area is
suitable for future development in the TS-R Zone to encourage their future
redevelopment with residential uses more compatible with a
Metro-oriented central business district.

Changes C-2 zoning north of Blueridge Avenue and east of Grandview
Avenue to C-O zoning.

Changes the Metro owned property south of Good Counsel High School
from O-M zoning to R-90/TDR-9 zoning.

Recommends C-T zoning (low-intensity office development) for the
northern frontages of University Boulevard between East Avenue and
Valleyview Avenue, and the south frontage of University Boulevard
adjacent to Wheaton Plaza on those parcels where this zoning does not
currently exist. A number of single-family structures along University
Boulevard have already been converted to nonresidential uses. While
some of the existing houses are large enough to lend themselves to office
conversion, a number of properties would be better developed as new
low-intensity office development. New development should be limited to
existing lots and should be discouraged on assemblages of more than
one lot. Conversion, where appropriate, and low-intensity new
development are encouraged to buffer existing single-family residences
from adverse effects associated with major traffic arteries.

Recommends C-T zoning on two properties on University Boulévard
adjacent to Wheaton Plaza. (One of these properties was rezoned to the
C-T Zone in November 1889.)

As in the 1978 Plan, this Sector Plan recommends the use of Townhouse
and Planned Development zoning. This zoning would encourage the
development of a variety of housing types on individual parcels. Higher
density development should be sited closer to the Metro station, to the
business district, and to major roads. Lower density development
{primarily single-family homes) would be developed adjacent to existing
single-family areas. The Zoning Plan recommends:

PD-15 to -18 zoning on the WTOP parcel.

PD-18 to -22 zoning on the 6-acre property on the south side of University
Boulevard. Two lots to the west of this property are zoned R-20 but
contain a single-family house on each lot The Plan recommends that they
be zoned R-60 and designated in the Plan as suitable for townhouses in
the RT-8 Zone. If the 2 lots are combined with the adjacent 6-acre tract,
they would be suitable for PD 18-22 zoning. Additional vacant parcels

currently zoned R-60 could be assembled and would also be sujtable for
PD 18-22 zoning.
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e RT-8 and RT-6 2oning on a number of parcels along University Boulevard.
The Plan also recommends RT-6 zoning for the residential properties

fronting on University Boulevard between Valleyview Avenue and Hillsdale
Drive, if they are assembled.

e PD-7 zoning on the WSSC water storage tanks (if they are no longer
needed some time in the future).

The Zoning Plan indicates the recommended Planned Development density
category. The Sectional Map Amendment, to be filed in conjunction with this
Sector Plan, will indicate and reconfirm the existing base zoning. The owners of
the individual properties would then apply for the Planned Development Zone
recommended by the Sector Plan. Each application could then be reviewed in
relation to such criteria as proximity to Metro, variety of housing types con-
tained, compatibility with existing communities, and development experienced
in the Sector Plan area subsequent to the adoption of the Plan.

ZONING AND DEVELOPMENT

The staging and management of future growth is a process that is simple in
concept and difficult in practice. The fundamental objective is to maintain an
acceptable balance over time between private development and public facilities.
The staging process by which this balance is achieved is sometimes perceived
as speeding up the provision of public facilities while slowing down the private
development. It can, however, have a major effect on a variety of public policies,
such as housing policy and housing prices, economic development policies,
land use policies, and the perceived quality of life. Achieving the desired
balance in a dynamic economy is extremely difficult.

Staging depends on maintaining an equilibrium between the supply of public
facilities and the demands created by private development. The capacities of
the road network and transit system, of the water and sewage systems, and of

_ the quality of other pubilic facilities impose physical limitations on the size,

density, and amount of new building that can be accommodated. Economic
constraints come from the nature of the market demand for housing, com-
mercial activities, office space, and other types of activities, both absolutely
and for the Wheaton Central Business District in competition with other centers
of activity in the Washington Metropolitan Area.

Wheaton has many advantages which will influence pressures for new
development and redevelopment. Wheaton is very accessible because of its
position at the confiuence of several major roads linking it with other suburban
locations. It is astride a major and historically important cross-country arterial -
University Boulevard — providing linkage westward to Kensington and Chevy
Chase and eastward to Prince George's County. It is convenient to Kensington
and Chevy Chase and eastward to Prince George’'s County. It is convenient to
the Beltway, providing ready access to other parns of the Metropolitan Area.
Wheaton has a sizable area of influence in terms of retail trade and work place
attraction, extending north to Aspen Hill and south into the District of Columbia.
With the coming of Metro rail transit, Wheaton will be linked directly with Silver
Spring and downtown Washington, adding a new dimension for the future.

The development projections contained in this Sector Plan are a measure of the
capacity of an area - in this case the Wheaton Central Business District and
Vicinity - to accommodate development based upon various constraints. The
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constraints reflect the area's ability to contain or handie traffic generated by
activities within the area in combination with Metro traffic and through traffic. It
should also be noted that the size of the development projections can be mod-
ified by increasing the capacity of the systems on which it is measured - for
example, by building new links in the transportation system or reducing the
output of pollutants by fixed sources.

A second factor in establishing development projections involves making a
judgment about how much growth is likely or should occur. Since development
is largely the result of private investment and construction, and since land is
privately owned by many separate owners, it cannot be assumed that every
piece of land will be developed to the full limit of the zoning envelope. Some
parcels will be only partially developed, some may not be developed at all.
Existing low density uses may be quite profitable, and their owners may have
no interest in redevelopment. Other parcels have new structures which are
unlikely to be replaced for 30 or 40 years. In other cases, assembly of enough
contiguous parcels of land for a substantial building will not be possible. Much
of the land within a mature area like Wheaton might not actually be subject to
redevelopment pressures.

In a developed area such as Wheaton, the many existing conditions, both
natural and man-made, limit options for development. The location and
character of existing residential, commercial, and public lands become fixed
guide-points; the majority of them are not subject to major change. As a result,
the available options for those areas are limited in scope to such improvements
as landscaping and other changes to existing physical appearance. Similarly,
the location of major roads and highways and the established locations for
Metro and its related station facilities preclude certain options.

A key factor in developing a realistic development projection for the next ten
years is the land presently committed to existing development, which will pre-
clude much redevelopment in the foreseeable future. These areas will undoubt-
" edly be influenced by public policy and this Plan's objective of preserving the
scale and use of existing buildings in the Wheaton Marketplace.

The Plan recognizes that other factors will affect the timing and location of
development and redevelopment in Wheaton. Because of the ownership
patterns, age of structure, financing of existing development, profitability or
unprofitability of existing businesses, the general economic and market climate,
and other considerations, it is unrealistic to attempt to predict with certainty the
exact location and configuration of new development. Obviously, some of the
vacant land will remain vacant; obviously, there will be redevelopment interest in
properties already occupied by buildings. The basic development envelope
represents, however, a realistic measure of the ability of Wheaton to meet
market absorption and market potential within the Sector Plan period and within
the constraints and opportunities discussed in this Plan.

The land use framework of the Wheaton Sector Plan gives guidance to what
uses should be located at what locations. Zoning implements these land use
recommendations and also determines the magnitude of development.
Transportation capacity and public policy will limit the amount of development
that is appropriate. The following development projections were determined by
the improvements recommended to the transportation system and the adoption
of a Retail Preservation Overlay Zone for the Wheaton Marketplace. (See
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Transportatioh section and Appendices A, B, and C.) The Plan does not
encourage or recommend the redevelopment of the Marketplace.

o . First priority should be the development of “Metro Center,” which includes
the block bounded by Georgia Avenue, Reedie Drive, Amherst Avenue,
and Prichard Road. It also includes the Safeway Site on the north side of
Reedie Drive. This development could contain 800+ residential units,
400,000 square feet of office, and 70,000 square feet of retail. Parking for
approximately 2,000 cars would be provided on site.

¢ The development projections also include a fourth department store in

Wheaton Plaza, mixed-use development on a number of parcels within the
Central Business District and on the western frontage of Véirs Mill Road,
and “infill” residential development on the remaining vacant parcels within
the Sector Plan boundary but outside the Central Business District. The
development program includes 550+ residential units, 250,000 square
feet of retail within Wheaton Plaza, and 270,000 square feet of mixed-use
development (240,000 square feet of office and 30,000 square feet of
retail).

The first priority area (Metro Center) should develop as a joint venture between

the owners of the Jones Property and Metro. (The kiss-and-ride is located at the

north end of the Metro Center block.) Accordingly, methods to secure the

transportation capacity necessary to achieve timely development of this priority

area should be considered within the context of the County’s Annual Growth
Policy. -
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TRANSPORTATION PLAN

TRANSPORTATION OBJECTIVES

Improve Wheaton's accessibility to the rest of the County and the region by
extending the operation of the Metrorail system and by maintaining and
improving other forms of transit and the street and highway system, while
preserving and enhancing the area’s livability.

« Develop Wheaton as a transportation center through the construction and
operation of a Metrorail station as a temporary terminal of the Glenmont
‘B’ Route of the Red Line.

o Work with other area jurisdictions to obtain funding to complete the Red
Line to Glenmont.

e Support transportation improvements that improve the flow of traffic to, ’
within, and through Wheaton.

¢ Develop an integrated transportation system where each mode, and the
system as a whole, is both efficient and practical.

¢ Develop new transportation programs that better utilize the existing
transportation system.

o Recognize that parking is an important element in the transportation
system which supports businesses and ensures that the parking district
has adequate parking.

e Encourage the use of bicycles and other alternative modes of
transportation for general access into and within Wheaton by improving
the pleasure and safety of the transportation system.

¢ Encourage development of public and private walkways for pedestrian
movement.

e Separate bikeways and pedestrianways from the motorized vehicular
system, whenever it is both practical and possible.

¢ Protect residential neighborhoods from auto and truck through traffic and
commuter parking.

A basic goal of the Sector Plan is to provide a balanced and coordinated
network of transportation facilities which provide safe and efficient mobility
within the community and increased accessibility to regional activity centers. In
order to achieve this goal, a transportation plan has been developed which
details recommendations for each element of the CBD transportation system:
public transportation, pedestrians and bicycles, parking facilities, and the
highway system. The transportation plan addresses system needs for each of
the projected development stages.

The transportation plan proposes improvements which would increase the
capacity of the transportation system. These improvements, such as the
establishment of a Transportation Management Association, which would apply
incentives to reduce the number of single-occupant vehicles within its
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jurisdiction, could be considered as an alternative to some of the improvements
specified in this Plan. A Transportation Management District is discussed in
more detail in a subsequent section of this chapter.

The recommendations included in the transportation plan are based on several
assumptions regarding the forecast demands on the transportation system.
Assumptions concerning the development of forecast traffic volumes are
detailed in the Sector Plan appendices.

THE TRANSPORTATION PLAN

Summary of Transportation Strategies

Table 3 presents an overview summary which identifies master plan strategies
for improved transportation in the Wheaton CBD. These strategies are among
those discussed in more detail in the Plan. This summary shows that there are
four basic trip orientations of people that differentiate the strategies; those
people traveling through, to, from, or just within the Wheaton CBD. Particular
strategies should be oriented to meeting the transportation needs and travel
behavior of those different types of travelers.

The overview summary is also organized by the trip path of the traveler based
upon the start of their trip, the predominant means of travel, and the end of their
trips. Different strategies are identified that affect people’s travel behavior in
distinctly different ways. For example, strategies for controlling parking avail-
ability and rates in the CBD are primarily related to the end of trips for persons
who are coming to Wheaton from outside the area, or perhaps from within the
area. Such parting-related strategies will have no effect on people traveling
through the area or residents who travel from Silver Spring to other areas.

This overview summary is not meant to be a complete identification of all

_ strategies. Rather it should be viewed as a tool which can be used to compare
and interrelate the very diverse transportation strategies discussed below in this

Transportation Plan, -

Existing Transit

Two public transportation agencies operate bus service in the Wheaton area.
The Washington Metropolitan Area Transit Authority (WMATA) provides regional
Metrobus service, while Montgomery County provides local Ride-On Service.
Wheaton is served by 10 Metrobus routes and 7 Ride-On routes.

Metrobus routes through Wheaton operate on Georgia Avenue, Veirs Mill Road,
and University Boulevard. The heaviest service is provided on Georgia Avenue,
from downtown Wheaton to the Silver Spring Metrorail station. During the
Metrorail A.M. peak period (6:00 - 9:30 A.M.) 51 buses with scheduled stops in
downtown Wheaton arrive at the Silver Spring station.

Metrobus routes through Wheaton travel to Rockville and Olney to the north,
Prince George's County to the east, and Chevy Chase via Connecticut Avenue
to the south,
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Proposed Transit

The Wheaton Metro station, currently scheduled to open in 1990, will be located
at the intersection of Georgia Avenue and Reedie Drive. The platform will be
located beneath Georgia Avenue and access to street level will be provided
south of Reedie Drive, both to the east and west of Georgia Avenue. Figure 10
shows the plan for the Metro station facilities.

Parking for Metrorail patrons will be accommodated in two garages. A 250-space
garage will be constructed on the lot bounded by Fern Street, Reedie Drive, and
Amherst Avenue. This lot will be reserved for Metro patrons who purchase
monthly parking permits. A second garage, with 800 spaces, will be built at
Wheaton Plaza, directly to the southwest of the Veirs Mill - Grandview Avenue
intersection. This garage will be staffed by cashiers to accommodate Metro
patrons who pay daily for parking. A pedestrian overpass will be built across
Veirs Mill Road, connecting the garage to the station facilities.

The forecast demand for park-and-ride spaces is greater than the number of
programmed spaces at the Wheaton station. To alleviate this condition, a
park-and-ride fringe lot will be constructed in Gienmont before the Glenmont
Metrorail station opens. In the interim, bus service will be increased between
Wheaton and Glenmont to allow Wheaton Metrorail patrons to park at Gienmont.

A kiss-and-ride lot will be built between Georgia and Amherst Avenues, with
access to Reedie Drive at Fern Street. This lot will include 49 kiss-and-ride
spaces, 2 taxi spaces, 19 spaces for handicapped parking, and 14 spaces for
motorcycles. A bus staging area will be located in the triangle of land bounded by
Georgia Avenue, Veirs Mill Road, and Reedie Drive. Fourteen bus bays will be
constructed, as well as two storage spaces for bus layovers. In addition, two bus
bays will be constructed on Georgia Avenue south of Reedie Drive.

- Bicycle racks and storage lockers will also be provided near the entrances to the
.. station, although the number and location of these facilities has not yet been
decided by WMATA.

The primary service area of the Wheaton Metro station is bordered by Plyers Mill
Road on the south, Rock Creek on the west, and the Northwest Branch on the
east. After the Glenmont station is open, most Metro patrons north of Randoiph
Road will be diverted from the Wheaton station. Until Glenmont is opened,
however, there is theoretically no northemn boundary to the Wheaton station
service area.

Ridership projections from previous Metrorail access studies, adjusted with
recent growth projections, indicate that in the year 2000, about 25,800 persons
per day will board Metro at Wheaton, including 3,100 during the morning peak
hour. It is estimated that 13 percent of the peak hour boarding passengers will
walk to the station, 50 percent will use the feeder bus system, 23 percent will use
the kiss-and-ride facilities, and 14 percent will arrive in park-and-ride vehicles.
Due to the projected demand and the number of park-and-ride spaces provided,
the park-and-ride garages are expected to fill during the morning peak hour.
Overall, Metro related vehicular trips are estimated to comprise 11 percent of the
total traffic entering and leaving the Wheaton CBD during the A.M. peak hour. At
the Georgia Avenue and Reedie Drive, Metro related vehicles are expected to
comprise 33 percent of the total A.M. peak hour intersection traffic.
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are expected to comprise 33 percent of the total A.M. peak hour intersection
traffic.

As a retail area-of regional attraction adjacent to a Metrorail station and located
in the geographic center of the County, Wheaton offers a unique opportunity to
develop into a transit hub, a focal point for bus service with routes reaching in
all directions to enhance intra-County travel. The Wheaton CBD will be a major

destination for transit passengers and a significant transfer point for bus-to-rail
and bus-to-bus movements.

With the opening of the Wheaton Metrorail station, existing bus service will be
restructured and additional routes added to improve cross-County service and
to provide new or mare direct peak-hour service to surrounding residential
areas. New direct peak-hour service will operate between Wheaton and
Randolph Road, Connecticut Avenue and Bonifant/Good Hope Roads. Bus
service will connect Wheaton with the US 29 Corridor, Burtonsville, Olney,
Layhill, Aspen Hill, and Glenmont. In addition, bus routes will connect Wheaton
with all County Metrorail stations along the Shady Grove Line, including a direct
express route between Rockville and Wheaton.

The bus staging area, shown in Figure 10, is designed to serve as the terminal
station for Metrobus routes.

Effects of Metrorail on Wheaton Transportation System

The most significant change to the transportation system in Wheaton involves
the extension of the Metrorail Red Line from its current terminal at Silver Spring.
The Forest Glen and Wheaton stations are scheduled to open in 1990. The Red
Line will eventually extend to Glenmont, but this terminal is still being planned
and may or may not be operational within the next twenty years.

The extension of Metrorail from Wheaton to Glenmont will have a substantiat

- impact on the transportation conditions in Wheaton. Peak hour ridership at the

Wheaton station will be reduced, fewer vehicular through trips will be made
through the CBD, and more parking will be made available for commercial use.

Since it Is not certain that the Glenmont station will be operational within the
10-year time frame of this Sector Plan, Wheaton is assumed to be the Red Line
terminal station for the purposes of the Plan. This assumption is critical, for the
location of the Red Line’s terminus has an impact on the number of vehicles
traveling to and through Wheaton. Chart 2 compares the total number of
vehicles leaving the Wheaton CBD during the evening peak hour assuming two
different locations for the Red Line terminal station. The first column shows
cordon Ene volumes which would be assumed if Metrorail service was not
extended past Wheaton. The second column shows cordon line volumes with
Metrorail service extended to Glenmont.

Since V/heaton will be an end-of-line station when it is opened, its service area
will include all of northeastern Montgomery County, including such areas as
Colesville, Layhill, and Norbeck. When the Glenmont station is opened, the
service area for Wheaton will be greatly reduced, since up-County patrons will
generally shift from Wheaton to Glenmont. Therefore, while ridership on the Red
line is projected to increase when Glenmont opens, the number of peak hour
riders at Wheaton is projected to decrease by 27 percent.
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EFFECTS OF METRO EXTENSION TO GLENMONT
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Most of the Metro patrons who shift to Glenmont will be those who travel to and
from the Metro station by private auto. The number of peak hour riders at
Wheaton who use private auto to reach the Metro station is projected to
decrease by 57 percent with the opening of Glenmont. Chart 2 shows that the
number of Metro-related (park-and-ride, kiss-and-ride) vehicles leaving the
Wheaton CBD during the P.M. peak hour will drop from 1,100 to 500 when rail
service is extended to Glenmont. Thus, the opening of Glenmont will improve
levels of service at intersections near the Wheaton station.

Glenmont will not only attract riders who previously accessed Metrorail at
Wheaton, but it will also attract new riders who previously drove to their
destinations along Georgia Avenue. Data indicates that when the Wheaton
station opens, peak hour volumes on Georgia Avenue south of the Wheaton
CBD will be reduced by roughly 600 vehicles as auto trips are diverted to
Metrorail. The extension of Metrorail service to Glenmont will increase peak hour
diverted trips by roughly 200 vehicles. This is indicated in Chart 2 by the
reduction in through trips. The opening of Glenmont will therefore improve the
level of service on Georgia Avenue by diverting trips from auto to transit.

As an end-of-line station, Wheaton will attract a large number of park-and-ride
vehicles. To accommodate this demand, 1,150 parking spaces will be provided
in two garages. When the Red line is extended to Glenmont, all-day parking
demand at the Wheaton station will decrease. A portion of the park-and-ride
spaces could then be allotted for use by Wheaton’s commercial establishments
or for people who are using Metrorail for mid-day trips.

As shown in Chart 2, with Wheaton as the end-of-line station and Development
Projection 1 in place, roughly 10,000 vehicles are expected to leave the
Wheaton CBD during the P.M. peak hour. With Glenmont as the end-of-line
station and Development Projection 2B in place, the outbound CBD cordon line
volume is projected to be 9,900 during the P.M. peak hour. In other words,
traffic conditions will be similar for these two conditions. Therefore, the highway

" improvements necessary to support the earlier development would also support

later if the Glenmont station is assumed to be operational by the year 2000.

Transportation Management Association

A Central Business District such as Wheaton, located adjacent to a Metrorail
station and with relatively high concentrations of businesses and employees, is
ideally suited to the implementation of a Transportation Management
Association (TMA). This would be a County-sponsored group that would take
the lead in providing a structure for actions by the public and private sector to
encourage the use of transit and ridesharing.

The TMA would provide programs and information aimed at encouraging both
new and current employees to use transit and carpool to the area. Although our
forecasts do not predict major traffic problems, reducing the number of vehicles
coming into the CBD has many positive benefits. The overall capacity of the
transportation system is increased in terms of moving people rather than cars
as bus and carpool use increases as well. Moreover, reduced traffic volume
provides the additional benefit of easing pedestrian crossing of the major high-
ways that cut through the CBD. This Plan encourages creation of a voluntary
TMA to provide incentives to commuters to travel by means other than the
single-occupant automobile. A successful TMA could accommodate increased
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transportation demand, and thus may reduce the need for intersection
improvements and street widenings that hinder pedestrian movement.

A mandatory Transportation Management Association may be needed in

Wheaton when the Retail Preservation Overlay Zone is removed and the

*optional method of development® is permitted, and if traffic produced by future -
development cannot be accommodated by physical improvements to the
transportation system.

This Sector Plan does not envision setting standards of transit mode share and
auto occupancy. These could be added to the TMD programs at a later time
based on more detailed analysis, after the Metrorail station opens for revenue
operation.

HIGHWAY PLAN

This Plan does not recommend assigning a single or average value for the
acceptable congestion on the overall roadway system. Rather, the individual
components of the roadway system must be analyzed and evaluated in terms of
the impact which the Sector Plan will have on them.

In order to accommodate traffic demand, the roadway network must have
sufficient capacity both at intersections and along Central Business District
blocks. Since even the major roadways in the Wheaton area have signalized
intersections, it is usually the intersections that constrain the roadway network.

Therefore, each signalized intersection within the Sector Plan area was
analyzed to determine if the capacity (number of lanes) was sufficient to
accommodate demand (traffic volumes). The relationship between intersection
capacity and demand is known as level of service (LOS).

The level of service of a roadway section or intersection is a measure which

- describes the quality of its performance as a traffic carrier. Intersection level of
service is measured by analysis of the peak hour traffic demands at inter-
sections and expressed as an alphabetic scale from A to F, where A indicates
free flowing conditions and F indicates that the intersection failed, in theory, to
provide enough capacity for the peak hour demand. Signalized intersections
within the Wheaton Sector Plan area were analyzed using a critical lane volume
(CLV) technique, which assigns a level of service to an intersection based on its
traffic volumes and lane configuration.

Existing traffic volumes were analyzed, as were volumes forecast for the year
2000, assuming each of the Sector Plan development projections. Each
intersection was assumed to have sufficient capacity if the critical lane volume
(CLV) for peak hour traffic was less than 1,525, which indicates level of service
E. Improvemenits were identified at intersections which failed to meet this
criterion. :

Development which occurs in the Wheaton CBD will increase the demand on
the CBD roadway network. Since few of the trips made to new development will
both begin and end in the Wheaton CBD, there will also be increased demand
on the regional roadway network. Demand on the regional roadway network will
also be increased by other new development in the metropolitan region. The
impact that development in Wheaton has on an intersection, therefore, is
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related to the proportion of traffic at that intersection traveling to or from the
development.

Six intersections outside the Sector Plan area were identified which were
considered to be potential constraints to traffic in the Wheaton CBD. These
intersections will likely be affected more by regional development than by
development in Wheaton. For each of these intersections, critical lane analysis
was performed both with and without traffic generated by proposed Sector Plan
development. If the critical lane volume was increased by more than 10 percent
by the addition of Sector Plan development, improvements were identified to
mitigate the impact of the development. An exception was made to this criterion
in the case of the intersection of Arcola Avenue and Georgia Avenue. Due to its
proximity to the Wheaton CBD, it was analyzed using the criteria applied to
Sector Plan area intersections.

The following text describes the existing roadway network and the changes
proposed to the network to accommodate traffic generated by each of the
development projections according to the criteria defined in this section.

-Existing Highway System

The Wheaton Sector Plan Area is traversed by three principal roadways.
Georgia Avenue (MD 97) and Veirs Mill Road (MD 586) both run north-south,
and University Boulevard (MD 193) runs east-west, Georgia Avenue, a six-lane
divided highway, is a major regional radial extending from downtown Washing-
ton north to Howard County. Veirs Mill Road is a six-lane divided highway which
extends from its intersection with Georgia Avenue in Wheaton to Rockville.
University Boulevard, also a six-lane divided highway, is a major continuous
east-west route extending from Connecticut Avenue in Kensington to beyond
the University of Maryland campus in Prince George's County. Within the
business district, these principal roadways are supplemented by Grandview

' ~ Avenue and Amherst Avenue for north-south movements, and Reedie Drive and

Blueridge Avenue for east-west movements. Average daily traffic (ADT) volumes
for 1988 within the CBD range between 34,350 and 65,450 vehicles per day on
segments of Georgia Avenue, between 24,100 and 35,600 vehicles per day on
segments of University Boulevard, and between 30,600 and 37,800 vehicles per
day on segments of Veirs Mill Road. On the internal business district streets,
volumes range between 3,450 and 12,100 vehicles per day. Specific ADT
volumes for these roadways are shown in Figure 11.

In addition to heavy daily traffic flows, the Wheaton area experiences substantial
peak hour traffic demands. The P.M. peak hour demand is slightly higher than
the A.M. peak hour demand, partly due to the greater number of shopping trips
during the P.M. peak hour. The existing P.M. peak hour traffic volumes are
shown in Figure 12.

Critical lane analysis was performed for each signalized intersection within the
Wheaton Sector Plan area to determine existing levels of service. The analyses

were performed using current turning movement counts and indicate the
following levels of service:
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Amherst/University A c
Blueridge/Georgia c D
East/University A A
- ~Georgia/Reedie B c
Georgia/University E E
Georgia/Veirs Mill C B
Georgia/Windham D E
Grandview/University A A
Grandview/Veirs Mill A A
Midvale/University A A
University/Veirs Mill B Cc

| Proposed Highway System

The proposed highway system for the Wheaton Sector Plan area contains only a
few modifications to the existing highway system. These modifications can be
classified as either necessary to0 accommodate forecast demand at the
prescribed level of service or desirable to facilitate efficient traffic circulation.

The recommended additions to the highway system are shown in Figure 13 and
described as follows:

Arcola Avenue and Georgia Avenue (MD 97)

This intersection, while not in the CBD, currently operates at level of service F
during the P.M. peak period. Since this intersection is only 600 feet north of the
Sector Plan area, it acts as a constraint on P_M. traffic flow through the CBD.

The addition of a second southbound left-turn lane on Georgia Avenue and the
widening of eastbound Arcola Avenue to a two lanes between Grandview
Avenue and Amherst Avenue would accommodate any of the three levels of

- development. Given 2B development projections, operation would improve
.-during the A.M. peak hour from the existing level of service E to level of service

D and during the P.M. peak hour operation would improve to level of service E.

Georgia Avenue (MD 97) and Reedie Drive

Since both Metrorail facilities and the development proposed in Development
Projection 1 are adjacent to this intersection, the changes necessary at this
location are greater than at any other location within the CBD. In order to
accommodate Development Projection 1, Reedie Drive must be widened to a
five-lane cross section from Grandview Avenue to Fern Street. Even with these
improvements, conditions will exceed a CLV of 1,525.

Georgia Avenue (MD 97) and University Boulevard (MD 183)

This intersection may operate at level of service E under the three development
projections. In order to attain a CLV of 1,525 or less, southbound Georgia
Avenue traffic may use Blueridge Avenue and Grandview Avenue to access
westbound University Boulevard. The reverse movement (eastbound University
Boulevard to northbound Georgia Avenue) currently is directed on the same
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route. Therefbre, this Plan recommends no alteration to the existing geometry of
this intersection.

- Georgia Avenue (MD 97) and Windham Lane

In order to improve access to the residential neighborhoods to the south and
west of Wheaton Plaza, it is recommended that Windharn Lane be extended to
Douglas Avenue and that McComas Avenue be extended from St. Margaret
Way to Douglas Avenue. These extensions should be constructed as primary
residential streets, 36 feet wide, with curb, gutter, and sidewalks. The inter-
section of Windham Lane and Douglas Avenue should be reconstructed so
that the east leg of Windham Lane connects only to the north leg of Douglas
Avenue. These measures have the effect of extending McComas Avenue to

Georgia Avenue and mitigate the impact of McComas Avenue traffic on
secondary residential streets.

At Georgia Avenue, Windham Lane should have a four lane cross section con-
sisting of two approach lanes and two departure lanes on both the east and
west legs of the intersection. A left-turn lane should be added to northbound
Georgia Avenue. The 2B development projections will be slightly over 1,525,

Grandview Avenue and Reedie Drive

This unsignalized intersection is less than 100 feet east of the signalized
intersection of Reedie Drive and Veirs Mill Road. In order to facilitate operation
of the signalized intersection, Grandview Avenue should be realigned so that it
intersects Reedie Drive at right angles. Reedie Drive should have three
eastbound lanes and two westbound lanes to the east of Grandview Avenue,
maintaining lane continuity to Georgia Avenue.

University Boulevard (MD 193) and Veirs Mill Road (MD 586)

This intersection currently operates at levels of service B and C in the A.M. and

"~ P.M. peak hours, respectively. Since roughly 40 percent of the Metro station

traffic and 45 percent of future development traffic arrives or leaves from the
west on University Boulevard and the northwest on Veirs Mill Road, this inter-
section will require improvements to accommodate additional development in
the Wheaton CBD. A left-turn lane should be added to northbound Veirs Mill
Road and a right-turn lane should be added to eastbound University Avenue to .
facilitate flow for traffic entering and leaving the CBD from the west.

Currently, the westbound approach includes three through lanes, atthough the
rightmost lane operates as a right-turn only lane. Since current signal phasing
promotes this type of operation and future volumes will warrant it, it is recom-
mended that this lane be signed and striped as a right-turn only lane.

The Sector Plan also recommends:

¢ Windham Lane, between Bucknell Drive and Horde Street, should be
widened to accommodate increased traffic. A primary residential street, 36
feet wide, curb, gutter, and sidewalks, is recommended.

s Kensington Boulevard, between Veirs Mill Road and Wheaton Hills Road,
should be widened in conjunction with development of the properties
along the south side of the street. The Sector plan recommends that this
widening be constructed entirely on the south side of the existing
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roadway. A primary residential street, 36 feet wide, curb, gutter, and
sidewalks, is recommended.

¢ Bucknell Drive should not be extended from Reedie Drive to University
Boulevard or from Blueridge Avenue to University Boulevard, These
extensions, which only marginally increase traffic capacity, would disrupt
well established neighborhoods and encourage the intrusion of non-local
traffic. It is recommended that the primary access for the residential
development proposed on the vacant and underdeveloped properties in
this area be to University Boulevard. A median break currently exists along
University Boulevard which can accommodate these connections.

e The unbuilt section of Bucknell Drive between Prichard Road and
Windham Lane should not be constructed at this time, However, the
remaining right-of-way should be dedicated by the townhouse devel-
opment adjacent to the swim club. The completion of this segment of
Bucknell Drive should be determined by the County. Should the need
arise to improve circulation for neighborhood traffic, the unbuilt section
between Prichard Road and Windham Lane may be completed.

o Blueridge Avenue, between Amherst Avenue and Bucknell Drive, should

- be constructed to provide a secondary access for residential development
on the WTOP site and to assure adequate access for emergency vehicles.
Between Nairn Road and the existing section of Biueridge Avenue 400
feet to the east, Blueridge Avenue should be completed to provide access
for the ultimate development of the adjacent properties and to assure
efficient traffic circulation for emergency and service vehicles. The Sector
Plan also recommends that the section of Blueridge Avenue between
Taber Street and Nairn Road remain a pedestrian pathway and not be
constructed as a vehicular roadway.

PARKING SYSTEM

- Existing Parking Facilities

Within the Wheaton Central Business District there are currently 972 public
parking spaces provided by the Division of Parking of the Montgomery County
Department of Transportation (MCDOT). According to a recerd inventory, 539
spaces are located in six surface lots operated by the parking bureau, while 433
spaces are located at curbside along various streets within the parking district.
Figure 14 shows the location of the public off-street parking spaces.

Public parking accounts for less than 25 percent of the total parking spaces
within the business district, however. There are currently 3,000 private parking
spaces in Wheaton, 2,255 of which are designated as *patron/employee®
spaces.

Currently, all the parking facilities operated by the Division of Parking are
surface lots. Since no vacant land exists for public parking, it is desirable that
future public parking be structured to permit efficient use of the limited land
within the business district. (See Land Use and Urban Design Sections.)

In Wheaton, construction of efficient public parking garages is severely
constrained by the location and limited site area of the existing lots. The
addition of Metro to the Wheaton CBD may have a favorable long-term impact
on parking supply, however. In order to accommodate a satisfactory portion of
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the projected park-and-ride demand with Wheaton operating as an end-of-line
station, WMATA is planning to build two parking garages with a total of 1150
spaces. When the Metro Red Line is extended to Glenmont, Metro parking
demand will drop and many of WMATA’s parking spaces may be turned over to
the Division of Parking.

The Plan recommends that when the Metro station opens, MCDOT evaluate the
need for a neighborhood parking permit system, particularly in that area within
2,000 feet of the station. The County parking permit system limits commuter
parking on local public streets. These regulations, however, do not provide relief
for private parking areas associated with apartment complexes or retail busi-
nesses. In the former case, for example, permanent stickers could be assigned
to all residents and temporary passes could be distributed to visitors and
guests when necessary. For the retail businesses, a three-hour parking limit is
suggested to discourage all-day commuter parking. Employees of the various
establishments could be given stickers which exempt their vehicles from this
restriction. Finally, long term public parking could be limited to nine hours,
thereby discouraging Metro commuters from parking in these areas,

BICYCLE NETWORK

broposed Bicycle System

While motor vehicles are the most conspicuous mode of transportation in urban
areas, they are not the only means for moving people that must be considered
in a transportation plan. Every motor vehicle carries pedestrians, and both
walking and bicycling -are often viable transportation alternatives to the auto.

The extension of Metrorail to Wheaton will increase the number of pedestrian
trips in the business district. The Metrorail station will be a focal point of pedes-
trian activity, as will Wheaton Plaza and retail land use bounded by Georgia
Avenue, University Boulevard, and Veirs Mill Road. The principal pedestrian
walkway in Wheaton will be along Reedie Drive, from the Metrorail station to
Wheaton Plaza. A more detailed discussion of the elements of the pedestrian
system can be found in the Land Use and Urban Design Sections.

It is the responsibility of the County and State to expand and develop bicycle
access to the station from adjacent neighborhoods. A proposed bicycle
circulation network, providing access to the Metro station as well as serving
recreational and other travel needs in Wheaton, is shown on Figure 15. These

bicycle network proposals have been identified with the guidance of the Master
Plan of Bikeways. ’ :

The Master Plan of Bikeways sets forth the following criteria for bikeway
planning:

Continuity: Bikeways should be developed as part of the continuous
County-wide system, providing connections to adjacent jurisdictions.

Access: Bikeways should be located to provide convenient access to serve
residential areas, shopping centers, schools, and recreation centers where
bicycle usage is anticipated. Bicycle parking facilities should be provided
where needed as integral components of the bikeways system,
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Safety: Bikeways shouid be located to provide protection for cyclists by
minimizing conflicts with pedestrians and motor vehicles.

- Purpose:-Bikeways should be developed to serve the variety of trip
purposes and the age and skill level of the users,

The principal elements of the bicycle system proposed by this Sector Plan are:

AClassill' east-west route from Kensington to Wheaton Plaza via
Kensington Boulevard, Upton Drive, and East Avenue;

A Class Il north-south route from Glenmont to Wheaton Plaza via
Grandview Avenue; -

A Class Ilf north-south route from Silver Spring to Wheaton Plaza via
Brunswick Avenue; :

A Class lll north-south route from Wheaton Regional Park to Forest Glen
via Amherst Avenue;

A Class |l east-west route along McComas Avenue and Windham Lane to
Amherst Avenue; and

A Class lli connector route from the existing Sligo Creek Trail to Amherst
Avenue via Franwall Drive.

In addition, a short connector route along Reedie Drive, from Wheaton Plaza to
Amherst Avenue, is proposed. This route will provide the critical interconnection
of the major network elements with the Wheaton Metro station. Local streets,
where traffic is light and bicycle/vehicular conflicts are minimal, will serve as
feeder routes to this network.

Any bike route through Wheaton Plaza shouid follow the newly constructed
*‘ring road."

! Bikeway classifications are defined as follows:

Class I: Bike Path{Trail ~ An independent bikeway on a separate
right-of-way or easement (combined with a pedestrian walkway where
suitable).

Class II: Bike Lane — A restricted lane on a roadway designated by painted
stripes and signed for the exclusive or semi-exclusive use of bicycles.

Class lli: Bike Route - A roadway shared by motor vehicles, bicycles,
and/or pedestrians and designated by signing only.
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'COMMUNITY FACILITIES
PLAN

COMMUNITY FACILITY OBJECTIVES

Provide for services and facilities which meet the present and future needs
of the community.

Protect all citizens and their property, and create an environment in which
people feel safe.

Create a park and open space system of linked facilities that tie the
Wheaton Central Business District together and to the surrounding
communities.

Provide green spaces in convenient locations.

Ensure that a balance of passive and active parks and open space is
provided in surrounding communities.

Create boulevards that tie existing open space together using street trees,
plazas, and pedestrian and bicycle pathways.

Foster the development of a vital “18-hour” Central Business District which
encourages the presence of people and decreases the likelihood of crime.

Create safer areas through better design.

Create adequate capacity and modern school facilities which
accommodate the general and special needs of students in the area.

Maintain library space and services necessary to serve community
interests.

Maintain a government community center which is accessible and has
adequate space and services to meet the needs of the community.

A necessary part of the land use plan for Wheaton is the array of community
facilities provided to the residents, employees, and users of the area. Community
facilities, such as parks, recreation, schools, fire and police stations, libraries and
government buildings, are a major element in a community’s ability to provide its
residents with a desirable “quality of life.”

An area which is predominantly built-up already has a wide range of corhmunity
services. In such an area, the Sector Plan is primarily concemed with:

the provision of expanded facilities in parts of the Sector Plan area that are
deficient; ‘

the provision of new facilities where new or intensified growth is
anticipated;

the replacement of facilities that are obsolete or unable to meet future
demands; and
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- the broadening of the range of facilities provided to meet the demands
of a varied population.

As new development occurs, some new or replacement facilities will come about,
mandated by the site plan review provisions of the zones under which that
development takes place. Other facilities, however, are with in the range of
government.

CHILD CARE

Both the increasing demand for child care facilities within major employment
centers and the nearness of the Wheaton CBD to residential neighborhoods
support the need for child care services within the Sector Plan area. This Plan
recommends greater child care opportunities at appropriate locations in the
Wheaton area. '

The Wheaton area has the third highest proportion of single parent headed
households and the highest proportion of male parent headed households in
Montgomery County. Inexpensive, quality day care is an especially high priority
for these groups of people. The Department of Family Resources Human
Services Issues report cites the two primary needs in the Wheaton area as child
day care and Latchkey programs. The Wheaton area has a unique resource for
potential facilities for child day care in that it has several closed public schools
which could be utilized for such a purpose.

The Wheaton Sector Plan also supports the recommendations in the Depart-
ment of Facility Resources’ “Profile of the Kensington-Wheaton Area,” such as:

» Encouraging the development of licensed small child care centers (up to 6
children as permitted use) in private homes.

« Educating the public on the community block grant process as a means of
securing start-up funds for child care. :

« Studying modifications appropriate to reduce adverse effects (such as
noise) of child care facilities in apartment buildings, condominiums, and
co-ops. The study should also address the issue of liability insurance for
child day care by owner and homeowner associations for these buildings.

« Adding school-based day care in shared space for school-aged children.
In addition, the Plan recommends:

- When appropriate, consider day care centers as an amenity associated
with applications for option method of development in the CBD Zones.

SCHOOLS

As indicated in Table 4, the Wheaton Sector Plan area is served by the Kennedy
and Einstein Clusters. There are four elementary schools in the area sur-
rounding the Sector Plan: Rock View, Oakland Terrace, and Glen Haven
Elementary Schools — all in the Einstein Cluster; and Kemp Mill Elementary
School in the Kennedy Cluster,
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PUBLIC SCHOOLS BY HIGH SCHOOL CLUSTER

Date Number of

High School - Origi- Year Site  Teaching
Cluster/ nally Con-  Modern- Size  Stations/
School Name ' structed ized (Acres) Classrooms
EINSTEIN CLUSTER

Einstein High 1962 25.7 PK 66

Sligo Middle 1959 1990 21.7 PK 64

Glen Haven Elementary 1950 1972 10,0 23

Oakland Terrace Elementary 1950 1970 M 9.5 PK 23

Rock View Elementary 1955 7.4 30
KENNEDY CLUSTER

Kennedy High 1964 31.1 65

Lee Middle 1966 16.5 PK 39

Kemp Mill Elementary 1960 10.0 26

NOTE: M — denotes minor or partial renovation;
PK— denotes an adjacent park site; park acreage is in
addition to that shown.

SOURCE: Requested FY 91 Capital Budget and the FY 91 to FY 96 Capital
Improvernents Program, November 1, 1989, Montgomery County Public
" Schools.

The Stephen Knolls Special School is located within the planning area and
serves students with special needs from both inside and outside of the Sector
Plan Area.

__In response to declining enrollment in the 1970s and early 1980s, the Board of
Education closed several elementary and junior high schools in the Kensington-
Wheaton Planning Area. Using the Intermediate Forecast from the Research
Division, Montgomery County Public School planners project that elementary,
intermediate and middle enroliments will increase steadily in the next decades. It
is unlikely that there will be additional school closings in the Wheaton area during
the life of this Plan.

Projected development in the Wheaton Sector Plan area is expected to provide
approximately 1000 additional dwelling units. These units will be a mixture of
detached and attached single-family units and multi-family units. The Board of
Education operates an extensive rehabilitation program which both improves the
quality of existing school buildings and adds classrooms or additional spaces as
required. It also has the flexibility to modify service areas, redis-

tributing excess students to empty classrooms. The County programs public
school additions and modemizations through the Approved Master Plan for
Educational Facilities and the annual Capital Improvements Program. The timing
of additions and modernizations will be evaluated in future Master Plans for
Educational Facilities and annual Capital Improvements Program. Potential
demand for additional school facilities can be accommodated within the existing
structures or by reopening previously closed schools.
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There are no undeveloped school sites in or near the Sector Plan Area. No
additional school sites are currently proposed for the Kensington-Wheaton
Planning Area.

FIRE/RESCUE

The Wheaton Sector Plan area is currently served by Station 5 (Connecticut
Avenue and Plyers Mill Road in Kensington), Station 18 (Georgia Avenue and
Randolph Road in the Wheaton CBD), Station 19 (Montgomery Hills), and
Station 21 (Veirs Mill Village), as well as by the Wheaton Rescue Squad, located
at 11435 Grandview Avenue. The Wheaton Rescue Squad has been in opera-
tion since 1968 and provides advanced life support, basic ambulance service,
and a heavy rescue squad. It completed an expansion of its present facility eight
years ago. Station 21 also has a heavy rescue squad. In early 1990, Station 25
(previously located at Georgia Avenue a block north of Connecticut Avenue)
relocated to a new facility on Bel Pre Road at Connecticut Avenue.

Fire and rescue officials anticipate added demand placed on the Wheaton
Rescue Squad by development in the Wheaton CBD.

Current building codes and safety requirements, such as sprinklers in buildings
over three stories in height, are expected to minimize the dangers of building
fires in new development in the Wheaton CBD. Older buildings are inspected
annually. Fire and rescue officials do not anticipate a significant impact on
response calls to fires, but do expect “nuisance” and rescue calls to increase as
a result of new buildings and more people.

POLICE

Police protection is provided by the Wheaton- Glenrnont Police Station, located at
Randolph Road and Georgia Avenue.

Over the next decade, an increase in business and residential population within

the Wheaton Sector Plan area may require additional police protection. The use
of walking patrols and police officers on motorcycles could supplement car
patrols in Wheaton.

LIBRARY

Wheaton is serviced by the Wheaton Library, located at 1701 Georgia Avenue at
the corner of Arcola Avenue. It is one of four regional libranies with a total service
area containing over 75,000 persons. In 1983 the library closed for renovation
and reopened in 1985 in a substantially new facility of 41,000 square feet.

Use of the library increased over 12 percent between 1987 and 1989. It is the
second most heavily utilized library in the County in terms of circulation. There is
an extensive range of children’s programs available through the library and a
children’s reading collection. The library has also added INFOTRACK: a
computerized database of the library’s rmagazine articles.

The Wheaton Regional Library is currently the only County library with a Health
Information Center. The Center is partially supported by grants and functions.as
a referral agency for consumers of health information/services. The Literacy
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Council for Montgomery County is also located in the Wheaton Library and
serves over 600 people County-wide. The literacy collection includes a collection
for people learning English, as well as a foreign language section.

In order to assure the adequacy of this facility, the quality of library services
should be continually improved and supplemented by the policies of providing
educational programs for children, youth, and adults and by promoting the use of
meeting rooms for civic functions.

POST OFFICE

. Two postal facilities are located in the Wheaton Business District” The main

facility on Amherst Avenue provides basic postal services while a self-service
facility at Wheaton Plaza provides additional and off-hour service to occasional
patrons. The postal facility in Aspen Hill has created a reduction in demand at the
Wheaton facility. The Wheaton Post Office is expected to be able to handle new
demand in Wheaton as a result of the Aspen Hill facility to the north.

COMMUNITY SERVICE CENTER

The Wheaton Government Services Center is located at 2424 Reedie Drive,
west of Georgia Avenue. The building is the second of the County's
decentralized service centers and is pattemed after the successful facility at
Silver Spring.

The facility contains approximately 29,000 square feet and includes a wide range
of government services, including information referral, complaint intake, basic
health care, mental health services, general social services, and general
government office space. The Center and its staff also provide services for the
homeless in the area, in lieu of other shelters or services in Wheaton.

__ There is no on-site parking at the facility and the current building is opeérating at

its capacity. While the projected growth in Wheaton will probably not pose
significant additional demands on staff, there is concemn that the increasing
needs of residents on the remainder of the service area cannot be adequately
served by the present facility. The possibility of moving the Center to another
location should be considered. One alternative is to examine the possibility of a
“land swap” with Metro. The current Government Center sits on the northwest
portion of the block bounded on the north by Reedie Drive and on the east, west,
and south by Veirs Mill Road and Georgia Avenue, respectively. With the
exception of the Govemnment Center and one other parcel, the block will be
developed by Metro as a bus terminal to serve the Wheaton Metrorail station.
Metro owns a 3.87-acre parcel on the east side of Georgia Avenue, south of and
immediately adjacent to QOur Lady of Good Counsel High School. The site is
currently being used by Metro for construction of an extension to the Wheaton
station to store trains until the line is extended to Glenmont. Any future plans to
construct air-rights development over the bus terminal would probably have
greater feasibility if the current Center parcel could be used for access to Reedie
Drive. The County may wish to investigate the possibility of a future exchange of
land with Metro if it becomes necessary to expand the Service Center. Any
change of this nature must consider the concerns of the residential community
near the new site. Moreover, a decision regarding the possible relocation of the
Government Center also should consider accessibility to public transit routes.
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PARKS, OPEN SPACE, AND RECREATION

The Wheaton Sector Plan is served by several facilities, most of which are
outside the immediate Sector Plan area. These include regional parks, stream
valley parks, recreation centers, and urban parks, all of which are within the
immediate reach of residents of the Sector Plan area. The closest facilities are
those in Sligo Stream Valley Park, which parallels Georgia Avenue about one
mile to the east, in Wheaton Regional Park, at the foot of Shorefield Road, and at
the Newport Mill and Pleasant View playgrounds and the Wheaton recreation
center, on Newport Mill Road and on Claridge Road, respectively.

At the present time, the Wheaton Veterans Park is the only park ¢urrently within
the Wheaton Central Business District. The 0.7-acre park is bounded on three -
sides by roads (Fern Street, Reedie Drive, and Amherst Avenue) and is adjacent
to the future Metro parking garage. The first stages of development in this park
have been completed and include a memorial wall and plaza area to be used by
local groups for ceremonial purposes and community events. Additional devel-
opment, scheduled for fiscal year 1992, may include sitting areas, walkways,
lighting, and landscaping.

The Wheaton Central Business District is of an extremely urban nature, with no
unimproved land available for park development. The Plan proposes the creation
of new open space in the Wheaton Triangle area. This additional open space
may provide an area for community activities and an attractive urban setting in
which shoppers and employees may relax, read, and eat lunch.

Additional facilities in the business area could be developed as small private
open spaces as part of the amenity package in optional method projects. These
parks would be convenient to shoppers, workers, and the surrounding popula-
tion. They could be sitting areas, places to walk and rest, or chiidren's play
areas. The Plan recommends that as projects are submitted, staff look at
possible locations for such areas, particularly as redevelopment proceeds and
" establishes new patterns of pedestrian concentrations and movements.
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ENVIRONMENTAL PLAN

ENVIRONMENTAL OBJECTIVES

Improve Wheaton's natural environment by reducing pollution and keeping
Wheaton clean and green.

e Reduce air poliution in Wheaton.
¢ Improve water quality in Wheaton Branch and Sligo Creek.
+ Reduce noise and create areas of quiet.

In an urban setting, which provides for the shelter, convenience, and commerce
of people, the role of environmental planning is to mitigate the undesirable
consequences of development to the maximum extent feasible. This applies, in
particular, to the negative impacts on the environment in the form of air
pollution, noise, and water pollution.

AIR QUALITY

In 1970, Congress set air quality standards that were to be met in five years.
However, in 1977, the deadline for compliance with the standards was extended
to the end of 1987. The requirements, known as the National Ambient Air
Quality Standards (NAAQS), were established for six poliutants. Like many other
communities throughout the nation, the Washington Metropolitan Area failed to
achieve compliance by the most recent deadline for two of the pollutants, ozone
and carbon monoxide.

Ozone, which provides a protective layer in the upper atmosphere from the
harmful rays of the sun, is a pollutant at lower altitudes. Too much ozone at
ground level can impair the human respiratory system and damage crops,
forests, and other components of the ecosystem. Similarly, carbon monoxide
can cause major respiratory and pulmonary impairments.

Ozone is formed by the photochemical reaction of sunlight and nitrogen oxides
and hydrocarbons. The major source of these ozone precursors in the
Washington area is motor vehicle emissions. Motor vehicles are also the major
source of carbon monoxide on the national scale. In addition to auto emissions,
other sources of poliutants that form ozone are gasoline vapors that escape
from pumping gasoline into automobile fuel tanks, dry cleaning fluids, and
household products such as aerosols, deodorants, adhesives, paints, and other
solvents.

The Clean Air Act authorizes the U.S. Environmental Protection Agency to
penalize offenders by imposing construction bans or withholding federal funds
for clean air, highway, and sewage treatment projects. It is considered unlikely
that the sanctions will be imposed on communities that are making “good faith*
efforts to comply with the national standards. In 1988, Congress exterided a
short grace period to non-compliant communities in order to develop a new
enforcement strategy.
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Local governments in the Washington area are faced with a compounded
compliance problem. Not only must the region achieve compliance to avoid
sanctions, but future growth and development must also be accommodated. To
the-extent that growth means additional miles traveled per day, then the gap
between regional air quality and the NAAQS will broaden.

In 1982, the Council of Governments, in coordination with the states of Maryland
and Virginia and the District of Columbia, developed a plan to demonstrate
*good faith* effort to achieve the air quality standards by 1987. The plan iden-
tified a number of controls that were required to attain clean air, including a
process known as *Stage il vapor recovery." The process involves the use of
special underground holding tanks at gasoline stations which, when combined

with nozzles affixed to the pumps, recycles gasoline vapors into the tanks and
not into the atmosphere.

Despite major expenditures to control both stationary and mobile sources of
hydrocarbon emissions, ozone levels in most urban areas have not been
reduced nearly as much as anticipated. A sensible air quality compliance
program needs the integrated efforts of the federal government, states, and
localities to address the problems identified by COG. The program must focus
on two areas: more stringent pollution control and reduction in energy con-
sumption. Pollution from transportation can be cut significantly through a
program combining these two components, :

Local programs that cut the total number of vehicle miles traveled and improve
traffic flow would help to reduce emissions. Communities could plan to reduce

vehicle miles and traffic by redirecting residential and commercial development
with the goal of moving closer to a *jobs-housing* balance. Such a program is

currently implemented in Montgomery County through the Annual Growth
Policy and appropriate master and sector plans.

This Plan mitigates future air pollution generation in two ways. First, if growth is

-- to occur anywhere in the County, it has less overall impact in a relatively dense

urban setting than it does if diffused throughout the County. Density permits
shorter trips between work and home. It offers the potential for fewer vehicle
miles traveled than would occur in a scattered pattern of jobs and housing.
Fewer vehicle miles traveled in turn would decrease air pollution in the region.
Second, the transportation element of this Plan promotes the use of transit and
car pooling in almost every way possible. If necessary, the County policy is to

limit the number of parking spaces in the CBD to ensure transit and car pooling
goals.

NOISE

The other term for noise is sound poliution. Long exposure to excessive noise
can lead to health problems as surely as air pollution. The principal cause of
noise problems is moving vehicles, including cars, trucks, and trains. Whether
the cause of the sound is from air rushing around the moving object or from
engine noise, the resulting irritation is proportional to the volume of the noise. In
more suburban locations, noise attenuation measures would include physical
barriers between the source of the noise and the development. However,
solutions such as this may be inappropriate to the urban environment.
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STORMWATER AND SEWER

Uncontrolled flood water is one of the most powerful forces in nature.
Development which does not adequately control stormwater runoff can destroy
the stream valiey system and degrade the water quality of County streams. The
County has implemented a Comprehensive Program of Storm Water
Management controls. This program includes acquisition of stream valley parks,
restricting development in floodplains, construction of storm drainage facilities,
and a system of stormwater management facilities.

Development contributes to the problem of the degraded quality of surface
runoff and the additional runoff generated from impervious areas. To control the
problem, the County requires that developers install infiltration devices,
construct wet or dry ponds or pay waiver fees so that these facilities can be built
elsewhere. '

Another water quality control device that is used most frequently in the Wheaton
CBD is the oil-grit separators. These special structures can be used instead of
the standard storm drain inlets. Oil-grit separators are being installed to collect
surface runoff from paved areas. In addition, underground parking facilities are
being required to connect floor drains to the sanitary sewer system. Both of
these techniques are part of the County’s commitment to improve water quality
in the local stream system and, ultimately, the Chesapeake Bay. Oil-grit
separators need to be maintained (cleaned) on a regular basis if they are to be
effective. Strong enforcement of maintenance is necessary if the devices are to
function properly. This should help the CBD to improve water quality, to meet
State water quality standards in receiving streams, and to enhance the
environmental quality of stream valleys.

The Wheaton CBD is mostly impervious and currently produces a substantial
level of stormwater runoff. Virtually all of the existing development in Wheaton
~ occurred under standards of runoff management which were lower than those
prevailing today. Under today’s higher standards new development, when it
occurs, can be expected to be managed so as not to degrade existing
conditions.

The majority of Wheaton Plaza drains to the Wheaton Branch of Sligo Creek.
The drainage basin for the total Wheaton Sector Plan area also includes the
Kensington Branch of Rock Creek and the McKenney Branch of Rock Creek.

In order to protect the Wheaton Branch and Sligo Creek from erosion,
sedimentation, and flooding problems, the Montgomery County Department of
Environmental Protection, in 1978, constructed the Wheaton Branch Regional
stormwater management facility near Woodman Avenue. This project included
the construction of a stormwater detention structure on the *Heitmuller Tract,"
along Dennis Avenue, east of Georgia Avenue. This facility covers
approximately 14 acres and controls runoff from the 775-acre sub-watershed
above Woodman Avenue. This impoundment is designed to protect the area
against a range of peak flows from storms of from 2- to 100-year recurrence
potential. In 1989, the County began a major retrofit project to install three wet
ponds on the floor of the Wheaton Branch facility. This project was completed in
1990 and provides for the treatment of stream water as it flows through the
pond network. In 1990, work will begin on a stream bank stabilization project
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below the Wheaton Branch facility. The County also improved the storm drain
outfall from the Plaza.

The Kensington Branch tributary of Rock Creek drains across University
Boulevard to an unimproved drainage system along East Avenue, Upton Drive,
and Hillsdale Road. There have been several drainage complaints over the
years about the uncontrolled runoff. The drainage flows into an enclosed
drainage system which crosses University Boulevard. it then becomes an open
system again and drains through several areas of severe erosion east of
Dupont Avenue. The drainage then passes under Plyers Mill Road and into a
short section of concrete channel, into an undersized culvert along Wheatley
Street, to an old railroad culvert. The stream then flows along Kensington
Parkway, where the County expended funds to stabilize the streambanks before
it flows into Rock Creek.

The McKenney Branch tributary of Rock Creek drains through an enclosed
drainage system across McComas Avenue and along Drumm Drive, until it
reaches the confluence with Kensington Branch.

SANITARY SEWERAGE SYSTEM CAPACITY

As a regionally-imposed constraint, sanitary sewer system capacity cannot be
resolved purely in the local context of a small Sector Plan. Plans to provide
increased sewage treatment capacity and transmission capacity are best
addressed on a larger scale. The Sector Plan recommends that sufficient
capability be made available to support the level of development ultimately
recommended by the Plan,
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HISTORIC PRESERVATION
PLAN

HISTORIC PRESERVATION OBJECTIVES

¢ Preserve and enhance the historically and architecturally important
buildings and promote the creation of a legacy for the future.

e Identify and protect historically significant sites and architecturally
important structures.

Historic preservation offers an opportunity to the people of Montgomery County
and the Wheaton community to protect the remaining vestiges of a rich, local
heritage. Some of these resources are significant by themselves and some are
significant as a group, whether in suburban communities or in rural settings.
The challenge is to weave protection of these historical resources into the
County’s planning program to maximize community support for preservation
and minimize infringement on private property rights. -

In 1978, the Montgomery County Council enacted an interim ordinance on
alteration or demolition of historic resources. A critical first step toward a
County-wide preservation plan, this ordinance was designed to extend some
protection to historic resources until a permanent preservation ordinance could
be passed. The interim ordinance worked in concert with the Locational Atlas
and Index of Historic Sites. Each of the resources included in the Atlas was
. subject to the review procedures specified in an anti-demolition ordinance. In

_ addition, the resources on the Atlas were included in the State Inventory of
Historic Sites and were subject to protection through a review process.

In 1979, the County Council adopted the Master Plan for Historic Preservation
and the Historic Preservation Ordinance. At that time, a County-wide Historic
Preservation Commission was established to administer the Master Plan and
ordinance and to become a central clearinghouse for County historic
preservation activities. The Commission evaluates and recommends historic
resources for inclusion in the Master Plan for Historic Preservation.

This chapter serves as an amendment to the 1979 Master Plan for Historic
Preservation. This amendment designates resources within the Wheaton Sector
Plan area on the Master Plan, thereby extending to them the protection of the
County’s Historic Preservation Ordinance, Chapter 24A of the Montgomery
County Code, If resources are not designated and are removed from the
Locational Atlas, they are no longer governed by the Moratorium on Alteration
and Demoilition, Section 24A-10 of the Historic Preservation Ordinance.

Historic Preservation Master Plan Amendment Process

The Master Plan for Historic Preservation and the Historic Preservation
Ordinance, Chapter 24A of the Montgomery County Code, are designed to
protect and preserve Montgomery County's historic and architectural heritage.
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When an histori¢ resource is placed on the Master Plan for Historic Preserva-
tion, the adoption action officially designates the property as an historic site or
historic district, and subjects it to the further procedural requirements of the
Historic Preservation Ordinance.

Designation of historic sites and districts serves to highlight the values that are
important in maintaining the individual character of the County and its com-
munities. It is the intent of the County’s preservation program to provide a
rational system for evaluating, protecting and enhancing the County’s historic
and architectural heritage for the benefit of present and future generations of
Montgomery County residents. The accompanying chalflenge is to weave
protection of this heritage into the County’s planning program so as to

maximize community support for preservation and minimize infringement on
private property rights.

The following criteria, as stated in Section 24A-3 of the Historic Preservation
Ordinance, shall apply when historic resources are evaluated for designation in
the Master-Plan for Historic Preservation.

(1) Historical and cultural significance:
The historic resource:

a. has character, interest, or value as part of the development, heritage
_ or cultural characteristics of the County, State, or Nation;

b. s the site of a significant historic event;

c. s identified with a person or a group of persons who influenced
society;

d. exemplifies the cultural, economic, social, political or historic heritage
of the County and its communities; or

. (@ Architectural and design significance:

The historic resource:

a. embodies the distinctive characteristics of a type, period or method of
construction;

b. represents the work of a master;
c. possesses high artistic values;

d. represents a significant and distinguishabie entity whose components
may lack individual distinction; or

e. represents an established and familiar visual feature of the

neighborhood, community, or County due to its singular physical
characteristic or landscape.

Implementation of the Master Plan for Historic Preservation

Once designated on the Master Plan for Historic Preservation, historic resources
are subject to the protection of the Ordinance. Any substantial changes to the
exterior of a resource or its environmental setting must be reviewed by the
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Historic Preservation Commission and an historic area work permit issued
under the provisions of the County’s Preservation Ordinance, Section 24A-6. In
accordance with the Master Plan for Historic Preservation and unless otherwise
specified in the’amendment, the environmental setting for each site, as defined
in Section 24A-2 of the Ordinance, is the entire parcel on which the resource is
located as of the date it is designated on the Master Plan.

Designation of the entire parcel provides the County adequate review authority
to preserve historic sites in the event of development. It also ensures that, from
the beginning of the development process, important features of these sites are
recognized and incorporated in the future development of designated prop-
erties. In the case of large acreage parcels, the amendment will provide general
guidance for the refinement of the setting by indicating when the setting is
subject to reduction in the event of development; by describing an appropriate
area to preserve the integrity of the resource; and by identifying buildings and
features associated with the site which should be protected as part of the
setting. It is anticipated that for a majority of the sites designated, the appro-
priate poirt at which to refine the environmental setting will be when the
property is subdivided.

Public improvements can profoundly affect the integrity of an historic area.
Section 24A-6 of the Ordinance states that an Historic Area Work Permit for
work on public or private property must be issued prior to altering an historic
resource or its environmental setting. The design of public facilities in the
vicinity of historic resources should be sensitive to and maintain the character of
the area. Specific design considerations should be reflected as parnt of the
Mandatory Referral review processes.

In the majority of cases, decisions regarding preservation altematives are made
at the time of public facility implementation within the process established in
Section 24A of the Ordinance. This method provides for adequate review by the
public and governing agencies. In order to provide guidance in the event of

* future public facility implementation, the amendment addresses potential
conflicts existing at each site and suggests alternatives and recommendations
to assist in batancing preservation with community needs.

In addition to protecting designated resources from unsympathetic alteration
and insensitive redevelopment, the County’s Preservation Ordinance also
empowers the County’s Department of Environmental Protection and the
Historic Preservation Commission to prevent the demolition of historic buildings
through neglect.

The Montgomery County Council passed legislation in September 1984 to
provide for a tax credit against County real property taxes in order to encourage
the restoration and preservation of privately owned structures located in the
County. The credit applies to all properties designated on the Master Plan for
Historic Preservation (Chapter 52, Art. Vi), Furthermore, the Historic Preserva-
tion Commission maintains up-to-date information on the status of preservation
incentives including tax credits, tax benefits possible through the granting of
easements on historic properties, outright grants and low-interest loan
programs. '
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THE AMENDMENT

There are two potential historic resources in the Wheaton Sector Plan area: the
Brick School (#31/11) and the WTOP Transmitter (#31/12). A map identifying
the location of these resources is included as Figure 17. Both properties have
been recommended for designation by the Montgomery County Historic
Preservation Commission.

This plan does not recommend the Brick School (#31/11) for placement on the
Master Plan for Historic Preservation and recommends that this resource be
removed from the Locational Atlas:

Site # Site Name Location
3111 Brick School 1920 University Blvd.

- This structure was built circa 1903 as a public school. An earlier frame
school on the site burned and this building replaced it. It has been
extensively altered and converted to a private residence.

- The building is a brick cottage, 1 1/2 stories in height, with a dormer set
into a hipped roof of patterned tin. Four large, matching windows are
found on both the east and west facades, typical of the windows found
on school buildings of this period. The front and rear facades have been
added to and altered.

This plan recommends the WTOP Transmitter (#31/12) for placement on the
Master Pian for Historic Preservation as it meets Ordinance criteria 1A, 1D, 2A
and 2E. An environmental setting of 1.4 acres is recommended and is illustrated
in Figure 17. If designated as a historic site, the transmitter structure may be
suitable for appropriate neighborhood or commercial uses as specified under
the Planned Development zone:

" Site # Site Name Location
31/12 WTOP Transmitter 2021 University Bivd.

- This structure is a reinforced concrete, 2-t0-3 story building which was
constructed in 1939-40 and was designed by architect, E. Burton Corning
-~ who also designed many major apartment and office buildings in the
Washington, D.C. area. It has functioned as a radio transmitting station,
first for WJSV and then for WTOP, since its construction.

- The WTOP Transmitter exhibits the distinctive characteristics of the
streamlined architectural styles of the 1930’s, and particularly of the
International Style of architecture: a horizontal orientation, a rejection of
ornamentation, a reliance on smooth, planar building surfaces, and an
emphasis on space as volume rather than as mass.

- This architectural movement - the International Style — was promoted by
the Bauhaus School in Germany and Le Corbusier in France, and is rare
in the United States. The unique appearance of the WTOP Transmitter is
significant both architecturally and as a landmark in the Wheaton area.

- The WTOP Transmitter building was erected at the height of the "Golden
Age* of radio. At 50,000 watts, it was the largest and most powerful
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transmitter in the Washington area, It symbolizes the remarkable
technical advances of the radio industry and the contributions of this
industry in disseminating information to a broad audience.

During the 1930's, CBS Broadcasting was constructing transmitter
buildings — many with unusual and modernistic designs - in different
parts of the United States. The WTOP Transmitter was part of this major
movement in transmitter structures.

The environmental setting for the WTOP Transmitter is a 1.4 acre parcel
which includes the transmitter building, but not the transmitting towers.
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APPENDICES

APPENDIX A: PROCEDURE FOR DEVELOPMENT OF
HIGHWAY PLAN

The forecast traffic volumes for the year 2000 were composed of four
categories: existing traffic, traffic generated and diverted by the Wheaton
Metrorail station, traffic generated by development within the Wheaton Sector

Plan area, and traffic generated by development outside the Wheaton Sector
Plan area.

EXISTING TRAFFIC

Existing traffic counts were provided by the Montgomery County Department of
Transportation and represent actual weekday volumes during 1987 and 1988.

METRORAIL TRAFFIC

Previous patronage forecasts for the Wheaton Metro station were updated to
reflect the most recent demographic forecasts from COG for the year 2000. The
projected daily demand for park-and-ride spaces, 2,610, greatly exceeds the
1,150 spaces programmed by WMATA. Roughly 50 percent of the overflow was
assumed to use another mode of access to the Metro station and the rest were
assumed to use a mode of access other than Metro to make their trips.

- The park-and-ride and kiss-and-ride trips were assumed to have the following
.. distribution at the Wheaton CBD cordon:

Location
Georgia Avenue (south) 5%
University Boulevard (west) 8%
Veirs Mill Road 32%
Georgia Avenue (north) 42%
University Boulevard (east) 13%

TRAFFIC GENERATED BY WHEATON DEVELOPMENT

The standard process for estimating future traffic volumes contains four steps:
trip generation, trip distribution, modal split, and trip assignment. This four-step
process was employed for the development of the highway plan with a minor
modification. Assumptions concerning transit use and auto occupancy were
built into the trip generation rates; therefore, the modal split step of the process
was not explicitly considered.
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Trip Generation

Five categories of development were considered for the purpose of developing
trip generation rates. Vehicle trips were generated for the peak hours at the
rates listed below. The term "peak direction* indicates trips beginning at resi-
dential and hotel development during the A.M. peak hour, and trips ending at
office and retail development during the A.M. peak hour. These rates are for
planning purposes, and other rates might be appropriate for the actual Local
Area Review or other development review activities.

Office

1.2 trip ends per 1000 GSF in A.M. peak hour
1.7 trip ends per 1000 GSF in P.M. peak hour
85% of trips in peak direction

Retail - Wheaton Plaza

0.00 trip ends per 1000 GSF in A.M. peak hour
- 2.82 trip ends per 1000 GSF in P.M. peak hour
50% of trips in peak direction

Retall - Other Locations

0.0 trip ends per 1000 GSF in A.M. peak hour
5.0 trip ends per 1000 GSF in P.M. peak hour
50% of trips in peak direction

Residential

0.4 trip ends per dwelling unit in A.M. peak hour
0.4 trip ends per dwelling unit in P.M. peak hour
75% of trips in peak direction during A.M. peak hour
60% of trips in peak direction during P.M. peak hour

The trip generation rates were based on empirical data from both nationwide
and local studies.

The trip generation rates were applied to all development in the development
projection. The amount of net development assumed for each component of the
total development projection is as follows:

Land Use : Development Projection
1 2A 28
Office (GSF) 400,000 400,000 640,000
Retail - Wheaton Plaza (GSF) 0 250,000 250,000
Retail - Other (GSF) , ‘ -15,000 -18,000 -18,000
Residential (DUs) 800 800 1,335

Trip Distribution and Assignment

The trips were assumed to cross the CBD cordon according to the following
distribution table:
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Location oft Ret Res/Hot
Georgia Avenue (south) 4% 44% 46%
University Boulevard (west) 25% - 21% 27%
Veirs Mill Road 15% 12% 21%
Georgia Avenue (north) 17% 20% 4%
University Boulevard (east) 2% 3% 2%

The assumed distribution was prepared using SYSTEM ll, a regional land use/
transportation model. Demographic data fromn COG for the year 2000 was used
to determine the amount of development occurring in the Metropolitan Wash-
ington Area on a zonal basis. A gravity model was used to determine the
relative number of attractions to Wheaton from each zone. A shortest path tree
model was used to identify the fastest and most logical travel route from each
zone to Wheaton. :

Within the CBD, trips were manually assigned from the cordon points to the
locations of additional development. The cordon point distribution was
assumed to be the same for each development location.

TRAFFIC GENERATED BY DEVELOPMENT OUTSIDE
WHEATON

All development which occurs in the Metropolitan Washington Area will have
some impact on traffic conditions in Wheaton. The development specified in this
Sector Plan is considered explicitly as previously described. Development
which occurs outside the boundaries of the Sector Plan area is considered
implicitly as an increase in the number of through trips in Wheaton.

Currently, approximately 40 percent of the vehicles which enter or leave the
Wheaton CBD are local traffic; that is, they will make a stop within the CBD. The
remainder are through trips. The number of through trips in any CBD-is a

- function of the regional roadway network and demographics. Through trips in
Wheaton will increase, for instance, if more dwelling units are built north of the
CBD and more jobs are made available south of the CBD. This increase might
be negated, however, if the roadway network is altered so that these trips might
bypass the CBD.

To estimate the impact of additional developmerit and changes in the roadway
network, EMME/2, a land use/transportation model, was used to model
anticipated traffic conditions in the year 2000, including increased development
as forecast by COG and currently planned roadway network changes, such as
the Inter-County Connector. ' '

The model output was adjusted to reflect the fact that Sector Plan development
in Wheaton is different than COG forecasts. The adjusted forecasts indicate that
through trips will increase by 11 percent in the Wheaton CBD by the year 2000.
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APPENDIX B: SUMMARY OF IMPROVEMENTS TO
INTERSECTIONS

Given the assumptions stated in Appendix A, improvements must be made at a
few intersections to adequately handle traffic generated by future development.

The following tables summarize the recommended intersection improvements
listed in the Transportation Plan for each of the three components of the sector
plan’s development projections. In all cases, the lane configurations shown are
the best estimates at the time of this sector plan preparation. They are subject
to change if equivalent configurations are found to be more desirable.

SUMMARY OF GEOMETRIC IMPROVEMENTS

Development Projection 1

Arcola Avenue and Georgia Avenue:

— Add second left-turn lane to southbound Georgia Avenue
— Add second through lane to eastbound Arcola Avenue
Georgia Avenue and Reedie Drive:

— ’Add second through lane to Reedie Drive

— Add left-turn lane to eastbound Reedie Drive

— Add left-turn lane to westbound Reedie Drive
Georgia Avenue and Windham Lane

— Construct Windham Lane as a four-lane cross section for 100 feet both
east and west of Georgia Avenue

- Grandview Avenue and Reedie Drive

— Realign Grandview Avenue to intersect Reedie Drive at a right angle

— Realign Reedie Drive as a five-lane cross section matching cross
sections at Veirs Mill Road and Georgia Avenue

University Boulevard and Veirs Mill Road

- Add second left-turn lane to northbound Veirs Mill Road
— Add right-turn lane to eastbound University Boulevard

Development Projection 2A
Arcola Avenue and Georgia Avenue:

- _Add second left-ium lane to southbound Georgia Avenue
— Add second through lane to eastbound Arcola Avenue
Georgia Avenue and Reedie Drive:

— Add turn lane to westbound Reedie Drive
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Georgia Avenue and Windham Lane
— Construct Windham Lane as a four-lane cross section for 100 feet both
- east and west of Georgia Avenue

Grandview Avenue and:Reedie Drive

— Realign Grandview Drive to intersect Reedie Drive at a right angle

— Realign Reedie Drive as a five-lane cross section matching cross
sections at Veirs Mill Road and Georgia Avenue

University Boulevard and Veirs Mill Road
— Add second left-turn lane to northbound Veirs Mill Road
— Add right-turn lane to eastbound University Boulevard
Development Projection 2B |
Arcola Avenue and Gedrgia Avenue:
—  Add second left-turn lane to southbound Georgia Avenue

— Add second through lane to eastbound Arcola Avenue
Georgia Avenue and Reedie Drive:

— Add second through lane to Reedie Drive
— Add left-turn lane to eastbound Reedie Drive
— Add left-turn lane to westbound Reedie Drive
Georgia Avenue and Windham Lane
— Construct Windham Lane as a four-fane cross section for 100 feet both
) east and west of Georgia Avenue
_ Grandview Avenue and Reedie Drive

— Realign Grandview Drive to intersect Reedie Drive at a right angle

— Realign Reedie Drive as a five-lane cross section matching cross
sections at Veirs Mill Road and Georgia Avenue

University Boulevard and Veirs Mill Road

— Add second left-turn lane to northbound Veirs Mill Road
— Add right-turn lane to eastbound University Boulevard
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APPENDIX C: IMPROVEMENTS TO INTERSECTIONS

The followmg tables list the improvements identified as necessary to
accommodate future traffic volumes while maintaining a CLV of 1525 or lower.
At each intersection, the CLV and level of service are listed for incremental
improvements. These lane configurations are subject to change if equwalent
improvements are found to be more desirable.

Development Projection 1

INTERSECTION cLv IMPROVEMENT
AM PM
CBD-2 - Arcola/Georgia 1472-E 1775-F Existing geometry-
1472-E 1591-E and AddLTlanetoSB
Georgia (L.L,LT,T,TR)
1419-D 1431-D and Add lane to EB Arcola
(LT,TR)
CBD-5- Georgia/Reedie 1518-E 1527-E Existing geometry
. (EBY/
WB Reedie assumed
LT,TR)
CBD-12 - University/Veirs Mill 1488-E 1668-F Existing geometry
1403-E 1529-E and AddLT laneto NB
Veirs Mill (LL,T,T,TR)
1303-E 1459-E and AddRTlanetoEB
University (L,T,T,T,R)

Development Projection 2A

INTERSECTION CLvV IMPROVEMENT
AM PM
CBD-2 - Arcola/Georgia 1472-E 1803-F Existing geometry
1472-E 1619-F and AddLT laneto SB
Georgia (LL,T,T,TR)
1419-D 1459-E and Add laneto EB Arcola
(LT,TR)
CBD-5 - Georgia/Reedie 1518-E 1597-F Existing geometry (EB/
WB Reedie assumed
LT,TR)
1518-E 1504-E and Add WB, RT lane,
INTERSECTION A CLv IMPROVEMENT
. AM PM
CBD-12 - University/Veirs Mill 1488-E 1684-F Existing geometry
1403-E 15645E and AddLTlanetoNB
, Veirs Mill (LL T, T,TR)
1303-E 1475-E and AddRT laneto EB

University (LT,T,T,R)
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Development Projection 2B

INTERSECTION
AM

1490-E
1490-E

CBD-2 - Arcola/Georgia

1437-D

CBD-5 - Georgia/Reedie 1602-F

1530-E

CBD-6 - Georgia/University 1533-E

1407-D

CBD-8 - Georgia/Windham 1386-D

1386-D

CBD-12 - University/Veirs Mill 1548-E

1463-E
1463-E

1423-D

CLV

PM

1829-F
1619-F

1459-E

1704-F

1587-E

1522-E

1522-E

1546-E

1500-E

1698-F
1583-E

1530-E

1515-E

and

and

and

and

and

and

and

and

IMPROVEMENT

Existing geometry

Add LT lane to SB
Georgia (LL.T,T,TR)

Add lane to EB Arcola
(LT,TR)

Existing geometry
(EB/WB Reedie
assumed LT,TR)

Add iane to EB, WB
Reedie (L,LT,TR),
split east-west phase

Existing geometry

Add RT lane to SB.
Georgia (LT,T,T,R)

Existing geometry
(EB/WB Windham
assumed LT, TR. NB
Goeorgia assumed
LT,T,TR)

Add RT lane to NB
Georgia (L,T,T,T,R)

Existing geometry

Add LT lane to NB
Veirs Mill (L,.L,T,T,TR)

Add RT lane to EB
University (LT,T,T.R)

Add LT lane to WB
University (L,LLT,T,R)
(Note: this improve-
ment not specified in
text since it would be
cost-prohibitive. In
this case, the crite-
rion that intersection
CLVs be less than
1525 will be relaxed
to allow a CLV of 1530.)
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APPENDIX D: RIGHT-OF-WAY

Given the folIoWing assumptions for roadway element widths in the Whéaton
Sector Plan area:

— 12 traffic lanes

— 4’ central medians on Georgia Avenue, Veirs Mill Road, and University
Boulevard

— 16 sidewalks/grass boulevards on both sides of Georgia Avenue, Veirs
Mill Road, and University Boulevard within the CBD -

— 12 sidewalks/grass boulevards on other locations
the following amendments to the 1978 Street and Highway Plan are mandated.

Development Projection 1

— Additional 2’ on both sides of Reedie Drive from Grandview Avenue to
Fern Street

— Additional 4’ on south side of University Boulevard from East Avenue to
Veirs Mill Road

Development Projection 2A

— Additional 2’ on both sides of Reedie Drive from Grandview Avenue to
Fern Street

— Additional 4’ on south side of University Boulevard from East Avenue to
Veirs Mill Road

— Additional 12’ on east side of Georgia Avenue from Reedie Drive to a
point 500’ feet south

" Development Projection 2B

— Additional 2' on both sides of Reedie Drive from Grandview Avenue to
Fern Street ’

— Additional 4' on south side of University Boulevard from East Avenue to
Veirs Mill Road

— Additional 12’ on east side of Georgia Avenue from Reedie Drive to a
point 500’ feet south

— Additional 18’ on west side of Georgia Avenue from Hickerson Drive to
University Boulevard

— Additional 4' on east side of Georgia Avenue from Windham Lane to a
point 500’ south

Figure 18 shows the amended street and highway plan for the Wheaton Sector
Plan area.

The proposed amendments may not be necessary if the roadway
improvements are not implemented cr if the aforementioned standards for
roadway and walkway width are relaxed.

95



PROPOSED STREET AND HIGHWAY PLAN

“——— EXISTING STREET RIGHT-OF-WAY

oSO PROPOSED STREET RIGHT-OF-WAY

DEDICATED STREET NOT CONSTRUCTED
wjl PROPOSED CUL-DE-SAC

NOTE: ALL STREET INTERSECTIONS SHALL HAVE TRUNCATED
CORNERS TO PROVIDE FOR A MINIMUM OF 16" FOR SIDEWALKS

WHE ATON = == == Central Business District Boundar‘y

sasssesee Sector Plan Boundary:
L §

SEPT

1990. 1 8
\am—

SECTOR PLAN.‘ |

PLANNING ' AREA
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Resolution No.: 11-2113
Introduced: Juoe 26, 1990
Adopted: June 26, 1990

COUNTY COUNCIL FOR MONTGOMERY COUNTY, MARYLAND
-~  SITTING AS THE DISTRICT COUNCIL FOR THAT PORTION
OF TEE MARYIAND-WASHINGTON REGIONAL DISTRICT
-WITEIN MONTGOMERY COUNTY, MARTLAND

Byt Distriect Council

1.

2.

3.

4,

3.

Subjsct: Approval of Figal Draft fector Plan for the Wheason Central
Buginess District and Vicinity, dated January, 1990

Aackgzound
On January 22, 1990, the Montgomery County Planning Board transmitted to
the County Executive, the Final Draft Sector P?lan for the Wheaton Central
Business District and Vicinity., The 2lan recommends the presarvation snd
retention of the retsil "market place”, in Wheston. It permits some
grovth without sacrificing the qualities that give Wheaton its special

character. The Plan recommends that new. development be directed to areas
of greatest tranait accessidility.

The Final Draft Amendment amends the 1978 Sactor Plan for the Wheaton
Central Business District and Vieinity and the General FPlan for the
Phiysical Development of the Washington-Msryland Regional District.

On March 19, 1590, the County Exscutive transmitted to the District

Counc¢il the Final Draft Ssctor Plan for the Wheaton Central Business
Pistrict and Vieinity, as prepared by the Mountgomery County Planning
Board, with a recommendation for approval with modifications.

On May 3, 1990, the County Council held & public hearing regarding the
Final Draft Sector Yian for the Wheaton Central Business District. The
Sector Plan was referred to the PMlanning, Nousing and !coneu:lc Developaent
Committee for review and recommmmdation.

On Juns l&4, 1990, the Planning, Housing and Economic Development Committee
held a worksasaion to reviav the issues raised in comneetion with the
Sector Plan. The committee reccmmended to the Council that the Sector
Plan Amendment be approved with s modificaticn to ¢larify ths Gector Plean
recommendation with reapect to the development of the Metro Center sits.
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Resolution Na, 112113

6. On June ii. 1990 the District Council reviewed the Final Draft Bector Plan
for the Wheaton Cantrzal Business District and sgreed with the
r_oeoqundlgioa of the Planning, Housing and Econowic Development Committee.

Actign

The County Coun¢il from Montgomery County, Maryland, sitting as the
District Council for that portion of the Maryland-Washingtem Region in
Montgomery County, approves the following resolution:

The Final Draft Sector Plan for the Wheston Central Dusiness District and
Vieinity, dated January, 1990, is approved with the following revision:

Page 62, 3rd parsgraph.

[lo Designates the Metro Center parcel for a combingtion of CBD-R and

) CBD=3 soning. The land west of Amherst Avenue should be developed
with residential uses in the CBD-R 2one. Any development should
saintain a townhouse frontage along Amberst Avenue with a maximm:
height of 35 fest. (This height limit applies to the first 75 feet
as messured from the property line.) The townhouse frontage, with
the 35-foot height limit, should apply to any opticnal method
project. (Under the standard method there is ¢ 35~foot height limit
on the entirs CBD-R Zons.) The total parcel’of land should be
developed as a unified opticnal method projett. (The sxisting public
alley would Bave to be abandomed prior to the appreval of &
subdivision plan.) The height, scals, and dulk of any proposed
project must be compatible with the axisting residentisl communities
to the saat [vest] and south of the site.]] :

Notes [[Double brackets]] indicate deletions
© Undezlining indicates additiens '
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Resolution No. 11-2113

Ganeral

The text of the Sactor Plan Amendment is to be edited as necessary to -
achieve clarity and consistency, %o update factual informatiom, and to convey
the action of the Couaty Coumcil.

This is a correct copy of Council actiom.

Kathlees A. Freedman, CMC
Secretary of the Council

Approved!

s County Executive
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THE |[MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
1 8787 Georgia Avenue e Silver Spring, Maryland 20810-3760

F‘ TR

MCPB NO. 90-33
M-NCPPC NO. 90-30

N

RESOLUTION -

WHEREAS, The Maryland-National Capital Park and .Planning
Commission, by virtue of Article 28 of the Annotated Code of
Maryland, is authorized and empowered, from time to time, to make
and adopt, amend, extend, and add to a General Plan for the

Physical Development of the Maryland-Washington Regional
District; and :

WHEREAS, the Montgomery County Planning Board of the
Maryland-National Capital Park and Planning Commission, pursuant
to said law, held a duly advertised public hearing on October 23,
1989, on the Preliminary Draft Comprehensive Amendment to the
Sector Plan for the Wheaton Central Business District and
Vicinity, being also an amendment to the Sector Plan for

the Wheaton Central Business District and Vicinity, 1978, as.
amended; the Master Plan for the Communities of Kensington-
Wheaton, 1989, as amended; the Master Plan for Historie
Preservation, 1979, as amended; the Master Plan of Bikeways,
1978, as amended; being also an amendment to the General Plan for
the Physical Development of the Maryland-Washington Regional
District and the Master Plan of Highways within Montgomery
County; and

WHEREAS, the Montgomery County Planning Board, after said
public hearing and due deliberation and consideration, on
December 12, 1989, approved the Final Draft of the proposed
amendment, and recommended that it be approved by the Montgomery
County Executive to forward to the District Council for its
approval; and :

WHEREAS, the Montgomery County Executive reviewed and made
recommendations on the Final Draft Comprehensive Amendment to the
Sector Plan for the Wheaton Central Business District and
Vicinity and forwarded those recommendations to the District
Council on March 19, .1990; and

WHEREAS, the Montgomery County Council, sitting as the
District Council for the portion of the Maryland-Washington
Regional District lying within Montgomery County, held a public
hearing on May 3, 1990, wherein testimony was received concerning
the Final Draft Comprehensive Amendment; and
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WHEREAS, the District Council, on June 26, 1990, approved
the Final Draft cOmprehen51ve Anmendment to the Sector Plan for
the Wheaton Central Business District and V1c1nity sub]ect to

the modifications and rev151ons set forth in Resolution 11-2113;"
and

WHEREAS, the Montgomery County Executive approved the
Comprehensive Amendment to the Sector Plan for the Wheaton
Central Business District and Vicinity on July 2, 199%0.

NOW, THEREFORE, BE IT RESOLVED, that the Montgomery County
Planning Board and the Maryland-Natlonal Capital Park and
Planning Commission do hereby adopt said Comprehensive Amendment
to the Sector Plan for Wheaton Central Business District and
Vicinity, together with the General Plan for the Physical
Development of the Maryland-Washington Regional District and the
Master Plan of Highways within Montgomery County as approved by
the Montgomery County District Council in the attached Resolution
11-2113; and

BE IT FURTHER RESOLVED, that these amendments and
appropriate certificate of adoption shall be recorded on the
maps, plan, and descriptive matter, said certificate shall
contain the signature of the Chairman, Vice Chairman, and
Secretary-Treasurer of this Commission; and

BE IT FURTHER RESOLVED, that as to Resolution No. 11-2113,
this adoption be effective August 24, 1990, nunc pro tunec; and

BE IT FURTHER RESOLVED, that copies of said Amendment shall
be certified by the Maryland-National Capital Park and Planning
Commission and filed with the Clerk of the Circuit Court of each
of Montgomery and Prince George's Counties, as required by law.

This is to certify that the foregoing is a true and correct
copy of a resolution adopted by the Montgomery County Planning
Board of The Maryland-National Capital Park and Planning
Commission on motion of Commissioner Hewitt, seconded by
Commissioner Floreen, with Commissioners Henry, Bauman, Floreen
and Hewitt voting in favor of the motion, with Commissioner
Keeney being absent at its regular meeting held on Thursday,
July 12, 1990, in Silver Spring, Maryland.

A

John F. Downs, Jr.
Executive Director
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, This is to certify that the foregoing is a true and correct
copy ©of a rescolution adopted by the Maryland-National Capital
Park and Planning Commission on motion by Commissioner Hewitt,
seconded by Commissioner Dabney, with Commissioners Rhoads,.
Dabney, Bauman, Yewell, Hewitt and Floreen voting in favor of the
motion, with Commissioners Keeney and Henry being absent, and
with Commissioners Wootten and Botts being temporarily absent at ,
its regular meeting held on Wednesday, September 12, 1990, in
Riverdale, Maryland.

NS i

Executive Director
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