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ABSTRACT

TITLE: RevisedPlanning BoardDraft of the Twinbrook Sector Plan
An Amendment to the North Bethesda/Garrett Park btar Plan

SUBJECT: A redevelopment plan for the Twinbrook Metro Station area
DATE: June2008

SOURCE OF

COPIES: The MarylandNational Capital Park and Planning Commission
8787 Georgia Avenue
Silver Spring, MD 209168760

ABSTRACT: This document corgtins the text and supporting maps of thEwinbrook Sector Plarit
is a comprehensive amendment to the approved and adopted 199Rlorth
Bethesda/Garrett Park Master Plait also amendsthe Master Plan of Highwayshe
Master Plan of Bikewaysand the General Plan (On Wedges and Corridors) for the
Physical Development of the Marylaashington Regional District Within
Mont gomery and Pri pasametledor geds Counti es

The Plan makes recommendations for land use, urban design, environment,
transportaton, and community facilities to be implemented through zoning that is
intended to guide development.

REVISION: This revised Planning Board Draft of the Twinbrook Sector Plan replaces the FOMX
TOMX2/TDR, and the TOMXL/TDR Zones with a new TMX Zonelt also modifies
the maps and text as recommended by the
public hearing.
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THE MARYLANDIATIONAL CAPITAL PKRRND PLANNING COMMSSION

The MarylandNational Capital Park andPlanning Commission is a btounty 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 Marylaidashington Regional District (MICPPC planning
jurisdiction) comprises 1,001 square miles, while the Metropolitan District (parks) comprises 919 square
miles, in the two counties.

The Commission has three major functions:

1. The preparation, adoption, and from time to time, amendment or ersion of The General Plan (On
Wedges and Corridors) for the Physical Development of the Maryldshington Regional District in
Montgomery and Prince George's Counties;

2. The acquisition, development, operation, and maintenance of a public park systend a

3. In Prince George's County only, the operation of the entire County public recreation program.

The Commission operates in each county through a Planning Board appointed by and responsible to the

county government. All local plans, recommendations aoning amendments, administration of subdivision
regulations, and general administration of parks are responsibilities of the Planning Boards.

The MarylandNational Capital Park and Planning Commission encourages the involvemetd
participation of individuals with disabilities, and its facilities are accessible. For assistance with sy
needs (e.g., large print materials, listening devices, sign language interpretation, etc.), please contag
Community Outreach and Media Blations Division, 302495-4600 or TDD 301-495-1331.
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NOTICE TO READERS

A sector plan, after approval by the County Council and adoption by The MarylaMdtional Capital Park

and Planning Commission, constitutes an amendment to the General Plan for MontgomerynGo It
provides a set of comprehensive recommendations and guidelines for the use of publicly and privately owned
land within its plan area. Each sector plan reflects a vision of future development that responds to the unique
character of the local commnity within the context of a countywide perspective.

Sector plans are intended to provide a point of reference with regard to public policy. Together with relevant
master and functional plans, sector plans should be referred to by public officials andape individuals when
decisions are made that affect the use of | and with

Sector plans generally look ahead 20 years from the date of adoption, although they are intended to be
updated and revised every ten to fifteen years. Towginal circumstances at the time of plan adoption will
change, and specifics of a sector plan may become less relevant as time passes.
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THE SECTOR PLAN PRE&8ES

STAFF DRAFT PLAN This document is prepared by the Montgomery County DepartmefitRark and
Planning for presentation to the Montgomery County Planning Board. The Planning Board reviews the Staff
Draft Plan, makes preliminary changes as appropriate, and approves the Plan for public hearing. After the
Pl anning Boar dod stheabcamegt besomasrthe Puble Hearing (Preliminary) Draft Plan.

PUBLIC HEARING DRAFT PLANThis document is a formal proposal to amend an adopted master plan or

sector plan. Its recommendations are not necessarthose of the Planning Board; it isrppared for the

purpose of receiving public hearing testimony. The Planning Board holds a public hearing and receives
testimony on the Draft Plan. After the public hearing record is closed, the Planning Board holds public
worksessions to review the testimpand to revise the Public Hearing Draft Plan as appropriate. When the

Pl anning Boardds changes are made, the document bec

PLANNING BOARD DRAFT PLAN This document is the Planning Board's recommended Plan and it reflec

the revisions made by the Planning Board in its worksessions on the Public Hearing Draft Plan. The Regional
District Act requires the Planning Board to transmit the sector plan directly to the County Council with copies
to the County Executive. The Regal District Act then requires the County Executive, within sixty days, to
prepare and transmit a fiscal impact analysis of the Planning Board Draft Plan to the County Council. The
County Executive may also forward to the County Council other comments es@bmmendations regarding

the Planning Board Draft Plan within the sikdsy period.

After receiving the Executive's fiscal impact analysis and comments, the County Council may hold a public
hearing to receive public testimony on the Sector Plan. Afte tecord of this public hearing is closed, the
Council's Planning, Housing, and Economic Develoent (PHED) Committee holds public worksessions to
review the testimony and makes recommendations to the County Council. The Council holds its own
worksessios, then adopts a resolution approving the Planning Board Draft Plan, as revised.

ADOPTED PLANI The Sector Plan approved by the County Council is forwarded to The Marylsational
Capital Park and Planning Commission for adoption. Once adopted by the i@mission, the Plan officially
amends the various master plans, functional plans, and sector plans cited in the Comom'ssiadoption
resolution.
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PLAN GOALS

The TwinbrookSector Plan area is located in the270 TechnologyCorridor, along the Metro Red Lineand
adjacent to theCity of Rockville

Redevel opment since 1992 has begun to changeinTwinb
Rockvilleis redevelopng Met r 06 s s ur f ac e trgnsitrakdi pedgstridn mtieatedonmmiunity o

office, retail, and residential usesThis Plan seeks to meet that change with complementary uses and
connections that fulfill longstanding County policies to direct densignd mixed uses to areas with transit
access.

Twinbrook is envisioned as a community of employment, residential, retail, and technology uses in an urban
environment. Convenient to transit, employment and services, Twinbrook will integrate its land uban ur
design, environmental, transportation, and community facilities to create a distinct community connected to
the resources of the Washington region.

The Plands recommendations seek to create Twinbr ook
Twinbrook has the opportunity to create a technology node that builds on existing government agencies and
private businesses, make use of adjacent light industrial sites for incubator activities, develop a community
profile with housing and retail neathie Metro station and establishpark connections.

Create Twinbrook as a distinct place along the Metro Red Line
The Twinbrook Sector Plan makes recommendations for three mutually supportive districts

A The Metro Core Area An area of mixed uses focuseoh the Metro station and its emerging neighborhood.

A The Technology Employment AréeAn area locatedalong Fishers Lane and Parklawn Drive, with mixed uses
featuring advanced technology and biotechnology activities in an area of high quality publicgiesi

A The Light Industrial Areé The thriving goods and services businesses in ¢nea locatedaround Carroll
and Wilkins Avenues.

Povide opportunities for housing

The Plan encourages a range of new housing near Metro and jobs, improving the balancgob§ and

housing in the 4270 Corridor and enhancingt h e 1992 Pl ands housing reco
recommends housing in the Metro Core area, building on the emerging Twinbrook Station neighborhood.

Reduce the impact of develapent on the natural enwonment

The Plan proposes mixedse development near the Metro station to create a walkable environment that
encourages fewer vehicle trips. Redevelopment will require improved stormwater management techniques, an
increase in the requirement for perviowurface, and substantial tree cover, which will transform an area of
paved parking lots intcan environmentally sensitive mix pfiblic spaces and buildings.

Create a connected road network
A grid street pattern with a range of route options will be credtthrough redevelopment and will improve
traffic flow andreduceimpactson intersections

Twinbrook Sector Plan Planning Board Draft 1 Revised June 2008



Provide an improved system of pedtrian and bicycle connections
The Plan recommends routes that connect within and through the area, to the Metro station, adjacent
regional parks and trails.

Encourae high quality design features

The Pl ands recommendati ons wi || provide an upgr a
streetscaping, public open spaces, connections, and the natural environment inttevelopment that will

serve future employees and residents.

Establish a development envelope balanced with infrastructure capacity
The mixed uses, road network, and community facilities proposed in this Plan maintain a balance while
allowing for redeveloment that will make best use of the Metro system.

KEY RECOMMENDATIONS

Land Use and Zoning
A Establish and apply the TMX Zone facilitate mixeduse developmenin the Metro Core Area and the
Technology Employment Area

A Amend the 14 Zone in Transit Stion Development Areas tdacilitate an urban environment, with
standards appropriate to a trans#iccessible area of light industrial uses.

Urban Design
Establishdesign standards for Fishers Lane and Parklawn Drive to redevelop them as active streets,
connecting to Metro, linked by streetscaped pedestrian/vehicle conneaiand lined with commercial,
retail and some residential uses.

A Create public open spaces at the eastern end of Fishers Lane and along Parklawn Drive that contribute to
a network ofgreen spaces and pedestrian routes.

A Ensure that new development and redevelopment contribute to improving both the natural environment
and community spaces.
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Transportation
A Create a network of local streets that offealternative vehicle routes.

A Create and enhance pedestrian and bike routes that connect to parks and the Metro station.

Park and Recreation Facilities
A Improve connections to public and private parks and open spaces.

A Secure new urban parks east of Twinbrook Parkway, along ParklawweDand at the eastern end of
Fisherd_ane.

A Establishpedestrian and bicycleroutest hr ough the Pl an areads therthe:
M-NCPPC park facilities, Rock Creek Park, and Veirs Mill Road, as well as a connection south to the
planned Montrose Parkwaghareduse path

Environmental Resources
A Integrate urban design, parks, land use, and transportation recommendations with environmental
improvements to create an urban form that promotes the function of healthy natural processes.

A Encourag the highest feasible use of green building and site design.

A Reduce automobile dependence by encouraging increased pedestrian activity and transit accessibility.

Historic Resources
A Add the Higgins Cemetery to th®laster Plan for Historic Preservatiand incorporate its open space with
the areads system of open space and pedestrian ro
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PLAN ARERONTEXT

ExistingDevelopment Characteand Land Use

Land uses in Twinbrook are a mix of small and larggommercial uses on a mix of small and large Ist
ranging from the 15story Parklawn Buildingoffices to a few remaining singldamily housesused by
commercial operationsMost development falls in between, a mix of simple office buildings and warehouses.
Surrounding Fishers Lane, properties assemblatb larger lots have encouraged office and biotechnology
redevelopment and have upgraded sidewalks, streetscapes and public spaces. South of Parklawn Drive, the
pattern of small lots, remains, and with fewer assemblages, has allowed a miadfanced tetinology
support services anéight industrial services.

The 1992 Plan envisioned Twinbrook as an area of residential and industrial yssesd recommended
retaining a significant portion of the area for light industrial uses with redevelopment and empémtrfocused

on sitesnearest the Metro stationlt confirmed the 11 and I-4 industrial zones. To encourage mixaase
development, the Plan also allowed the application of the-M5 TSR, and O-M floating zones. That Plan

i ncreased the @nizng fissproxngtynte iMetrp,, but findted by road capacity and traffic
standards. This Planeducesthe level of commercial redevelopment, but significantly increases the amount of
housing to create the desired mixedse profile and make best use of néay transit.

Most of Twinbrook is zoned-1 and I-4. The industrially zoned land malseup about five percent of the
Countyds total industri al l and. As it has throughot
laboratory uses. Other zoimg designations include singléamily residential zones (RO0 and R-90) and
commercial zones (€ and O-M) that reflect earlier land use decisions to move from residential to
commercial uses in the area.

The environment and public realm have receivedtlé attention. As a center for office and industrial uses
along a rail line, Twinbrook sites have been paved for storage and parking as needed. Without a resident
population, there has been little impetus to create park and recreation facilities. Nonetb®|the area is close

to Rock Creek Regional Parkand redevelopment can help regenerate the natural environment, add park
facilities, and make park and trail connections.

Twinbrook Parkway connects Veirs Mill Road and Rockville Pike. As a througle,rdutends to divide the
area, particularly for pedestrians. |t al so gather
Lane and Parklawn Drive, and so has the potential for congestion. The area also is close to the proposed
Montrose Pakway and regional bike routes, and to Metro. The Metro statias located inthe City of
Rockville and its surface lots are undergoing redevelopment into a mixggse community, the Twinbrook
Station project.

The Twinbrook Station project will be a mixage, main street pattern community with 1,595 multifamily
housing units, and approximately 500,000 square feet of retail and office space. It will significantly change

t he areads itdlsartacet esrt aand ng poi nt f ornswhmsgek totreateh i s
Twinbrook as a distinct community of complementary uses.
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Plan Boundary

The area addressed by the Twinbrook Sector Plan is located in the North Bethesda planning area, three miles
north of the Beltway,andadacent t o t he Metro Red Line. The Twinl
abut the City of Rockville and the CSX/MARC rail line. Its eastern boundary is adjacent to Parklawn Memorial
Park and to the south is the future Montrose Parkway rigiftway.

This Plan expands the Twinbrook area defined in the 19B@rth Bethesda/Garrett Park MastdPlan The
northeastern boundary has been extended to Thecl ude
southeastern boundary has been extended to MongoBarkway. T h e ar e aaSten bsuodary hog

includes the entire area of lighindustrial land along Wilkins Avenue and Parklawn Drive. Including these
properties allows the Plan to address the Light Industrial Area as a whole and to incorporate ¢uaeitity

planning recommendations for the future Montrose Parkway.

The boundary has been further adjusted to reflect t
the Metro stationto include Twinbrook Station

Finally, this Plan designias the area of the Twinbrook Sector Plan as a Transit Station Development Area
(TSDA). The recommended TMX Zone designated this master plan and Road Code business street
standards would be applicable.

Relationship to the MD 3554270 Corridor

Beginning with theGeneral Plan expanded upon in thel970 North Bethesda/Garrett Park Master Plaand
continuing through successive plans, the County has recognized the MD 3250 Corridor as a distinct

place, and recommendations in area plans strive to suppd the corridoros advan
biotechnology centers with transdiccessible communities of residential and commercial options, while
continuing the Countyds strong tradition of |I|inked
Twinbrook will be one of a number of transibriented communities in the MD 355/R70 Corridor.

The County has undertaken the MD 355270 Corridor project to coordinate issues that cross planning area
boundaries. The project will examine the character abrddor communities, support advanced technology
uses, balance jobs and housing, enhance mobility, address environmental needs, and coordinate public
facilities.

This Plands recommendati ons f ul £270 Corridoroby supmring dse p o |
concentration of biotechnology and advanced technology uses and by adding housing incentives to help
balance jobs and housing. The Plan also recommends retaining and maximizing the existing light industrial
uses that suppor sbasiohightechmdlogy etohoey, Bub pravitleysérvices to residents as

well. The Plan also addresses community character with design and environmental standards for street
oriented, high quality redevelopment.
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Twinbrook lllustrative
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