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Maryland Department of Planning Review Comments  

May 14, 2019 
2040 City of Rockville Comprehensive Master Plan Update 

 
 
The Maryland Department of Planning (Planning) has reviewed the draft 2040 City of Rockville 
Comprehensive Master Plan Update (Update) and offers the following comments for your consideration.  
These comments are offered as suggestions to improve the draft Update and better address the statutory 
requirements of the Land Use Article.  Other state agencies, as noted, have contributed comments.  Still 
others may have comments submitted under separate cover.  If comments from other agencies are 
subsequently received by Planning, they will be forwarded to the city in a timely manner. 
 
Summary of Draft Comprehensive Master Plan Update: 
This is a complete update to the 2002 City of Rockville Comprehensive Master Plan.  This draft Update 
addresses the major planning issues facing the existing corporate boundaries of the city and details out the 
growth challenges and opportunities for the city’s identified maximum extension limit (MEL) areas. 
 
The organizational structure of the Update is similar to the 2002 Master Plan, with the exception of a few 
chapters, such as the issues raised in the “Urban Growth,” “Community Appearance and Design,” and 
“Residential Neighborhood Planning Areas,” have been moved into the “Municipal Growth” and the 
“Land Use and Urban Design” chapters.  It should be noted the draft Update does not appear to provide 
for a logical placement or discussion of neighborhood planning areas or the adopted neighborhood plans, 
which were a large part of chapters 11 and 12 of the 2002 Master Plan.   
 
Even though the City of Rockville has not completed a full update of its comprehensive plan in 17 years, 
the city has routinely evaluated and updated its master plan over the years.  The most recent plan 
amendment, the North Stonestreet Avenue Neighborhood, was completed in 2018.  Before that, the city 
adopted the 2017 Bikeway Master Plan and the 2016 Rockville Pike Neighborhood Plan, all of which 
have been incorporated in some fashion into this draft Update.  The draft 2040 Plan also incorporates 
updates of the adopted 2010 Municipal Growth Element and the 2010 Water Resources Element, which 
were mandated by the Maryland General Assembly in 2006 under HB 1141.  The Updated Master Plan 
additionally includes an updated Growth Tier Map, which was required under the Sustainable Growth & 
Agricultural Preservation Act of 2012. 
 
Minimum State Law Requirements for Non-Charter Counties/Municipalities] 
Maryland’s Land Use Article sets forth the required components of a local comprehensive plan but does 
not mandate a specific format.  As such, local governments have addressed these required elements in a 
manner that fits the needs of their community and the resources available to respond to the issues 
explored during the planning process.  The following checklist (Table 1) summarizes an assessment as to 
whether each required local plan element is addressed in the draft 2040 City of Rockville Comprehensive 
Master Plan Update. 
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TABLE 1  
 

Checklist of Maryland Code (Land Use Article) requirements for local comprehensive plans in 
Maryland 

State Comprehensive Plan Requirements MD Code 
Reference 

Additional MD Code 
Reference  

Draft 2040  
City of Rockville 
Comprehensive 
Master Plan Update 
Plan Page references 

(1) A comprehensive plan for a non-charter 
county or municipality MUST include: 

L.U. § 3-102(a) 

  

(a) a community facilities element L.U. § 3-
102(a)(1)(i) 

L.U. § 3-108 -- Community 
facilities element. 

Pgs. 111-121 

(b) an area of critical State concern element L.U. § 3-
102(a)(1)(ii) 

L.U. § 3-109 -- Areas of critical 
State concern element 

N/A 

(c) a goals and objectives element L.U. § 3-
102(a)(1)(iii) 

L.U. § 3-110 -- Goals and 
objectives element 

Throughout the Plan, 
starting on Page 18. 

(d) a land use element L.U. § 3-
102(a)(1)(iv) 

L.U. § 3-111 -- Land use 
element 

Pgs. 15-53 

(e) a development regulations element L.U. § 3-
102(a)(1)(v) 

L.U. § 3-103 -- Development 
regulations element 

Throughout the Plan, 
starting on Page 22 

(f) a sensitive areas element L.U. § 3-
102(a)(1)(vi) 

L.U. § 3-104 -- Sensitive areas 
element 

Pgs. 123-143 

(g) a transportation element L.U. § 3-
102(a)(1)(vii) 

L.U. § 3-105 -- Transportation 
element 

Pgs. 55-87 

(h) a water resources element L.U. § 3-
102(a)(1)(viii) 

L.U. § 3-106 -- Water resources 
element 

Pgs. 145-171 

(i) a mineral resources element, IF current 
geological information is available 

L.U. § 3-102(a)(2) L.U. § 3-107 -- Mineral 
resources element  

N/A 

(j) for municipalities only, a municipal growth 
element 

L.U. § 3-102(a)(3)  L.U. § 3-112 -- Municipal 
growth element  

Pgs. 221-235 

(k) for counties only if located on tidal waters, a 
fisheries element 

L.U. § 3-102(a)(4)  L.U. § 3-113 -- Fisheries 
element 

N/A 

Optional: 
(2) A comprehensive plan for a non-charter 

county or municipality MAY include: (a) a 
community renewal element; (b) a 
conservation element; (c) a flood control 
element (d) a housing element; (e) a natural 
resources element; (f) a pollution control 
element; (g) information concerning the 
general location and extent of public utilities; 
and (h) a priority preservation area (PPA) 
element 

L.U. § 3-102(b) L.U. § 3-102(b)(2)(i) 

Recreation & Parks -
Pgs. 89-109; 

Econ. Dev -  
Pgs. 173-203 

Housing -  
Pgs. 187-203 

Historic Preservation- 
Pgs. 205-219 

(3)  Visions -- A local jurisdiction SHALL 
through the comprehensive plan implement the 
12 planning visions established in L.U. § 1-201 

L.U. § 3-201(c)  L.U. § 1-201 -- The 12 Planning 
Visions 

Pg. 7, plus vision 
statement at the 
beginning of each 
chapter 

Optional: 
(4)  Growth Tiers -- If the local jurisdictions has 
adopted growth tiers in accordance with L.U. § 1-
502, the growth tiers must be incorporated into 
the jurisdiction's comprehensive plan 

L.U. § 1-509 

 

Pg. 159 

 
As shown in the above checklist, the draft 2040 City of Rockville Comprehensive Master Plan Update 
includes the required elements as identified in §3-102 of the Land Use Article of the Maryland Annotated 
Code.  The Mineral Resources and Fisheries Elements are not applicable to Rockville’s land uses and 
community needs.  It should be acknowledged the “area of critical State concern element” is a statutory 
comprehensive plan requirement that is being addressed as part of the Planning’s revision of the State 
Development Plan: A Better Maryland.  Currently, Planning does not have specific guidance to local 
jurisdictions on what should be considered “areas of critical state concern.”  However, with A Better 
Maryland, Planning will develop guidance on how state agencies can assist local governments on those 

http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-108&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-108&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-109&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-109&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-110&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-110&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-111&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-111&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-103&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-103&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-104&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-104&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-105&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-105&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-106&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-106&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-107&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-107&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-112&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-112&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-113&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-113&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-102&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=3-201&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=1-201&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=1-201&ext=html&session=2015RS&tab=subject5
http://mgaleg.maryland.gov/webmga/frmStatutesText.aspx?article=glu&section=1-509&ext=html&session=2015RS&tab=subject5
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areas of critical state concern applicable to or of interest in their community.  If you have not reviewed the 
draft A Better Maryland document, please visit the A Better Maryland website and review the document.  
We are accepting comments on the draft State Development Plan until May 17. 
 
 
General Comments 
The following is a series of general plan comments the City of Rockville Planning Commission may want 
to consider addressing: 
 

• The draft 2040 City of Rockville Comprehensive Master Plan Update is well organized using a 
traditional element/topical approach.  This makes it easy for the reader to focus attention on 
specific policies and action statements that are intended to address the desired vision.  From this 
perspective, the draft Update also enables city planning staff, planning commissioners and elected 
official to logically work through a list of actionable items related to the topic. 
 
However, using this approach, there is no sense of priority about which action items need to be 
addressed first, or if there is a relationship between actions in one chapter with those in another.  
Consider adding an implementation chapter that provides direction on which actions should occur 
first.  The city may want to include a time estimate of when the action would be started, which 
could help frame public expectations. 
 

• Vision statements for each chapter present an informative perspective of the city's future.  It 
would be interesting to see all of these together as part of an Executive Summary of the 
comprehensive plan. 
 

• The City of Rockville has a long history of conducting neighborhood plans to supplement the 
city’s comprehensive master plan.  The Introductory Chapter provides a declarative statement on 
page 2 on the status of the draft Update relative to other neighborhood plans, 

 
“This document is the Comprehensive Plan for the City of Rockville. It supersedes 
the last overall plan, which was the 2002 Comprehensive Master Plan. It incorporates 
some previously approved neighborhood plans and supersedes others, as detailed in 
the Planning Areas section of the plan.” 

 
But, it is unclear which portions of the approved neighborhood plans are incorporated and what 
parts are superseded.  With the adoption of the Update, will all adopted neighborhood plans be 
repealed and no longer be used as reference in decision-making, or will parts of the neighborhood 
plans serve as a policy guide? 
 
Additionally, it is unclear where the “Planning Areas” section of the draft Update is located as 
referenced on page 2.  There appears to be no titled “Planning Areas” section in the draft plan.  It 
should be noted that the third paragraph on page 3 (immediately above the Purpose Section) and 
the adjacent text box provide some of the needed organizational structure of the plan, defining the 
relationship of the neighborhood plans with the Comprehensive Master Plan.  Furthermore, the 
draft Update has three references to a "Planning Areas" section of the document, but it is unclear 
where that section is.  It is assumed the Planning Area section starts on page 21, but it is not 
apparent. 
 
The structure of the plan and its relationship to the neighborhood plans and the planning areas 
could benefit from a section that provides more details on the relationship of the neighborhood 

https://abetter.maryland.gov/wp-content/uploads/sites/15/2019/04/2019-0418-ABetterMaryland-draft-plan.pdf
https://abetter.maryland.gov/


Draft 2040 City of Rockville Comprehensive Plan Update 
Maryland Department of Planning Comments 
 

 
Page 4 of 12 
 

plans to the Master Plan, and describes how subsequent neighborhood plan updates would be 
incorporated into the master plan.  Will the neighborhood plans be considered separate studies 
and not be incorporated into the adopted Master Plan?  For example, on page 95 in the Recreation 
and Parks Chapter, there is a reference to the "Rockville Pike Neighborhood Plan" as part of the 
comprehensive plan.  However, the relationship of the Master Plan with the associated 
neighborhood plan is not as clear as it could be, and it is recommended more details on 
relationship between the neighborhood plans and master plan be added to the draft Update. 
 

• The “Summary of Community Input” included in each of the chapters sends a strong message to 
the citizens of Rockville that their public participation in the planning process is heard and makes 
a difference. 

 
 
Detailed Element Review Comments 
The following is a series of detailed comments on each chapter of the draft 2040 City of Rockville 
Comprehensive Master Plan Update that the City of Rockville Planning Commission may want to 
consider addressing: 
 
Introduction Chapter 

• Second paragraph under the Purpose Section (page 3), it is recommended the statutory reference 
should be changed to “Title 1 of the Land Use Article, Code of Maryland,” in the sentence “The 
power to regulate land use is granted by the state in exchange for compliance with Chapter 426 of 
the Code of Maryland (known as the “Land Use Article”), which governs land use matters in 
municipalities.” 
 

• See page 10, table City of Rockville Population, Household, and Employment Growth 
Projections.  Please verify the population projection for 2020.  The figure does not seem to match 
what is reported in MWCOG Round 9.1: 72,200.  The draft Update shows a projection of 72,300. 
 

• See page 12, first paragraph, under sub-section Income, Education, and Poverty.  Please verify 
the median household income values shown for the U.S. and Maryland.  The 2013-2017 ACS 5-
year estimate for the U.S. (Table B19013) is $57,652 not the $60,336 as shown in the draft 
Update.  For Maryland, according to ACS, it is $78,916 not the $80,776 shown in draft Update. 
 

• See page 13. Please correct the source shown for the two Tables. There seems to be a 
typographical error: instead of 2013-2017 ACS 5-year estimate, 2011-2015 is shown.   
 

• Planning’s demographic analysis staff note a curiosity of why more recent data, from 2011 to 2017, 
were not included in the demographics section especially when describing population, 
race/ethnicity, and age characteristics.  If you are interested in receiving technical assistance in this 
area, please contact your Regional Planning to coordinate assistance. 

 
Land Use Chapter 

• Page 18: Please note that Figure 3 – Land Use Policy Map is on page 20 and not on page 14 as 
the draft Update noted.   
 

• Page 19: The city may want to add “condominium” along with “apartment” buildings to describe 
multiple dwelling unit in RM, RF, RRM, ORRM, and RO.  Only including “apartment buildings” 
may mislead readers to think only rental multiple unit buildings are allowed.   
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• The City of Rockville’s policy on page 22 – “Policy 2: Maintain large areas of Residential Detached 

land use, while allowing one additional accessory apartment or accessory dwelling unit per lot” is 
a truly noteworthy policy and the city is to be commended on its efforts to provide for more 
affordable housing options within existing established residential communities by recommending 
the inclusion of accessory dwelling units on a single-family detached lot.   
 

• Upon completion of Actions 3.1 and 3.2 on page 24, Planning would welcome the opportunity to 
share the best practices learned by the city with other communities in Maryland.  As part of Action 
3.2 regulatory revisions, the city may want to consider evaluating the city’s development review 
and approval process, as this is often the largest impediment in getting affordable housing projects 
built.  The city may want to consider by right or administrative approval based on compliance with 
development standards to avoid the neighborhood opposition to infill, higher density development. 
 

• Page 24: the draft Update in the last paragraph states, “Mapping of the higher density zone would 
be limited to areas designated for Residential Multiple Unit (RM) use on the Land Use Policy 
Map.”  Based on the draft plan, other land use categories, such as RF, RRM, ORRM, and RO, 
also allow residential multiple units.  It is not clear if the city would consider including RF, RRM, 
ORRM, and RO zoned areas in the new high-density residential zone mapping effort.  The city 
may want to clarify this issue.    
 

• The city is commended for recognizing the ongoing challenge of regulating short-term rentals, like 
AirBNB (Page 27).  Planning would welcome the opportunity to work with the city and other 
communities in Maryland to study various approaches to regulating short-term rentals. 
 

• Planning supports the city's commitment to promoting transit-oriented development (TOD) in 
Rockville Town Center to maximize ridership and investment in the Rockville station – Policy #8 
on page 30.  Planning has developed TOD planning tools, such as our Transit Station Area Profile 
Tool, that the city may want to investigate in helping promote economic development around the 
Rockville Station. 
 

• The city is to be commended for its efforts to combat the historic separation of residential and 
nonresidential use, by promoting walkable community nodes where retail uses support the adjacent 
residential areas (page 39). 
 

• “Policy 24- Establish a floating zone specifically written to correspond with areas planned for 
Residential Attached on the Land Use Policy Map” on page 51 is another great example of trying 
to incrementally increase infill development in the city.  The city is to be commended for this 
strategic effort to promote infill develop, yet retain the character of city’s neighborhoods. 
 

• Planning’s Geospatial Data and Analysis Unit (GDA) noted the “Land Use and Urban Design” 
chapter establishes a strategy to accommodate shifting demographics and economic trends as 
discussed on pages 9-13.  Goals and needs discussed in the Land Use chapter are supported by the 
Land Use Policy map and a comprehensive set of recommendations, including zoning code updates 
and flexible development regulations. 
 

• Planning’s GDA thanks Rockville’s recognition of integrated land use and transportation planning 
which empathizes Transit Oriented Development and encourages walking, biking and transit. 
 

https://maryland.maps.arcgis.com/apps/MapSeries/index.html?appid=5cc549f158954c259658a55ceadfdc6b
https://maryland.maps.arcgis.com/apps/MapSeries/index.html?appid=5cc549f158954c259658a55ceadfdc6b
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• Planning’s GDA appreciates Rockville’s use of similar colors to show similar land uses on the 
Existing Land Use Map and the Land Use Policy Map (Figures 2 and 3), which facilitates 
comparison.  However, the text reference to the Land Use Policy Map (page 18) should be page 
20, not page 14. 

 
Transportation Chapter 

• Planning is pleased to see the city include visions, polices, and implementation actions in the 
draft Update to address multimodal transportation and proactively promote transit, walking, 
biking and other alternative transportation.  These policies and actions may serve as best planning 
practices for other jurisdictions in Maryland.  Planning wants to remain engaged with the city’s 
Planning Department to monitor the success of the city’s implementation efforts in hopes of 
sharing your lessons learned with others. 
 

• Planning is also pleased that the city actively integrates transportation and land use planning to 
improve community walkability at strategic locations and support compact and mixed-use 
development, including transit supportive development in the Rockville and Twinbrook Metro 
Station areas and along the planned MD 355 and MD 586 Bus Rapid Transit corridors.  
Improving community walkability and transit-friendly land use make alternative transportation 
(e.g., transit) viable and investment more cost-effective.  
 

• As a pioneer jurisdiction considering transit, bicycle and other alternative transportation in the 
adequate public facilities ordinance (APFO) review process, the city proposes to enhance the 
transportation APFO or the comprehensive transportation review regulation and procedure (page 
66) to further address multimodal transportation needs for development projects in designated 
growth areas, particularly in TOD and other mixed-use compact development areas.  Planning 
appreciates this city effort and believes it would provide a best practice for other jurisdictions 
considering reforming their APFOs to address multimodal transportation and encourage smart 
growth. 
 

• Page 61_Policy 3: Currently, the Maryland State Highway Administration (SHA) is conducting 
the I-495 & I-270 Managed Lanes Study, which would incorporate transit and transportation 
demand management (TDM) components to address the multimodal aspect of the project.  
Planning encourages the city to work with SHA to explore transit and TDM strategies that the 
SHA’s project can address to help achieve the city’s transportation goals.  
 

• Planning recommends the city reconsider the value of strategically studying neighborhood 
connections to improve accessibility by its residents, even though it may facilitate some cut through 
traffic (pages 61-63).  Most of that cut through traffic will be from surrounding neighborhood 
residents, and this approach reduces the congestion on major roads and indirectly helps to make 
roads friendlier to pedestrians and bicyclists. 
 

• Page 64-65: Planning staff suggests the draft Update include language regarding pedestrian and 
bicycle access consideration in Policy 7 and Policy 8 and the associated actions on page 65.   
 

• Page 84-85_Policy 19: We are glad to note that the city addresses new and emerging 
transportation technologies and practices in the draft plan.  Although there are many uncertainties 
regarding the effects of autonomous vehicles and how local governments can prepare for such 
new technologies, setting forth certain policy guidance may help the city to reduce potential 
adverse land use and environmental effects of autonomous vehicles.  Perhaps, the city may want 
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to include an action to explore policy guidance on accommodating and encouraging shared and 
electric autonomous vehicles in coordination with the state. 
 

• Page 86-87: As examples, Frederick City, the first jurisdiction in the State, developed and 
adopted “Plug-In Electric Vehicle (EV) Charging Infrastructure Implementation Plan” to help 
guide Frederick City’s efforts in accommodating electric vehicles.  Similarly, Howard County 
passed CB76-2018 requiring EV charging infrastructure at certain new residential construction 
projects. 
 

• Planning appreciates that the city calls for providing incentives and relaxing parking requirements 
to encourage affordable housing near transit.  The two metro stations and two planned Bus Rapid 
Transit lines through the city provide the city with a substantial opportunity to address the 
growing need for affordable and mixed-income housing near transit for low- to moderate-income 
residents and seniors as the aging cohort becomes bigger in the city.  Increasing land values and 
housing costs, on the other hand, make building affordable and mixed-income housing a 
challenge in the city, especially in areas near metro stations.  Affordable/mixed-income housing 
near transit provides various social-economic, transportation, and environmental benefits, but it 
requires diverse strategies and involvement with multiple stakeholders.  Planning encourages the 
city to develop a plan to provide a comprehensive approach to guide the affordable and mixed-
income housing development effort.  Some strategies that other jurisdictions have used include 
providing density bonuses, incentive tax policies, leveraging state and federal housing finance 
programs (such as Maryland’s Multifamily Bond Program), ensuring long-term affordable units, 
supporting land banking, and prioritizing affordable housing subsidy near transit. 

 
Recreation and Parks Chapter 

• Planning notes that the city has incorporated recreation and parks policies throughout the draft 
Update.  For example, 
o Introduction 
 Two of the fourteen plan Principles listed in the Introduction pertain to parks, recreation, 

and resource conservation: “Provide accessible parks, open spaces and community 
centers” and “Enhance its natural environment and sensitive environmental areas.” 

o Land Use and Urban Design Element 
 Land Use Policy 25 (page 52) deals with three golf courses, the largest remaining open 

spaces in the city, with almost 800 acres in total.  However, the policy emphasis tilts 
toward development of these sites rather than conservation/recreation.  

 
• The goals and policies are good; in addition to more park land and good maintenance, they deal 

with accessibility, trail connections, resource conservation, innovative funding, programming to 
serve citizens with different requirements, etc.  However, Planning suggests the Parks and 
Recreation Element could include a couple of sentences, in general terms, about the potential park 
and recreation values of the golf courses if they change use or ownership in the future. 
 

• The vision is displayed prominently at the start of the chapter:  Vision:  Rockville will continue to 
have a vibrant, beautiful, and easily-accessible park system with a wide variety of recreation 
facilities and programs, as this system is critical to supporting the health and well-being of the 
people of Rockville and its natural environment. Parks and recreation facilities will meet the 
needs and desires of Rockville’s diverse users (page 89). 
 

• It appears that Rockville’s park and recreation needs are NOT covered by the Maryland-National 
Capital Park and Planning Commission; Rockville publishes its own Parks, Recreation and Open 

https://www.cityoffrederick.com/DocumentCenter/View/10005/18-04-Concerning-the-Adoption-of-a-Plug-in-Electric-Vehicle-Charging-Infrastructure-Implementation-Plan?bidId=
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Space Plan (PROS).  The current plan, adopted in September 2009, “is a long-range policy 
document that sets overall direction in terms of goals and objectives for parks and recreation in 
the City of Rockville for the next 20 years (2009 Rockville PROS plan, page ES-1).  Does the 
city intend to keep the PROS plan in effect for another decade or begin a revision sooner?  
Perhaps the Parks and Recreation Element of the draft Update could include some details on the 
relationship of the 2009 Rockville PROS plan with the Master Plan. 

 
Community Facilities Chapter 

• No comments 
 
Environment Chapter 

• The City of Rockville draft comprehensive plan includes excellent information, policies and 
action items regarding climate change adaptation. 
 

• Policy 5 within the city’s Environment Element, “Assess risks and vulnerabilities in Rockville of 
climate change and identify actions to mitigate localized impacts”, and the seven actions to 
implement this policy (pp. 130-131) should be very helpful for the city in preparing for climate 
change impacts.  
 

• To build upon the city’s discussion of climate change adaptation, the city might want to add an 
action under Policy 5 for the city to work with the county health department and the county office 
of emergency management to identify, develop and obtain funding for projects and programs that 
would reduce current and future climate change impacts to the city’s vulnerable natural resources, 
infrastructure, buildings and populations. This could include identifying projects for inclusion in 
the next Montgomery County hazard mitigation plan update. 
o It should be noted the city does include actions within the city’s Water Resources Element 

(WRE) to prepare for climate change impacts to the city’s water supply (p. 151) and water 
treatment facility (p. 155), as well as a separate policy (and multiple actions) to prepare for 
climate change impacts to the city’s stormwater system (pp. 169-170). 

 
Water Resources Chapter 

• The city’s Water Resources Element (WRE) includes a water and sewer demand forecast for both 
residential and non-residential needs through 2040 (p. 147) and compares this to the availability 
of water supply, water treatment capacity, and sewer treatment capacity (in this case, the sewer 
capacity allocation provided by the Washington Suburban Sanitary Commission).   However, as 
noted in comments below, closer coordination with the Montgomery County Water Supply and 
Sewerage Systems Plan appears warranted. 
 

• Since the acronym “WSSD” is used several times, the first time it is used it should be referenced 
on page 147 - “WSSC’s service area, known as the Washington Suburban Sanitary District 
(WSSD), is set by the state.” 
 

• The draft Update proposes an amended Growth Tier map (Figure 25) (page 150), which reflects 
the plan’s expanded municipal Maximum Expansion Limit (MEL).  Once the comprehensive plan 
is adopted the City’s Planning Department should submit the adopted Growth Tier map to 
Planning so a formal review of the Growth Tier map under Section 1-505 of the Land Use 
Article. 
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• As provided for under Section 1-503 of the Land Use Article, Planning GDA staff has the 
following pre-adoption technical feedback and observations (please contact us if you need more 
details): 
o In the current Growth Tier Map adopted December 24, 2012, the Tier IIA definition includes 

only planned service areas that are not yet included in the city or county sewer plans. Based 
on Planning’s GIS data, the proposed Tier IIA areas in Figure 25 also include areas planned 
for service in the county sewer plan.  Planning generally recommends a Tier II designation 
for areas with county-planned sewer service and a Tier IIA designation for planned service 
areas that are not yet in the county water/sewer plan. 

o Page 159 identifies Tier IIA areas as properties within the MEL that would receive sewer 
service if annexed.  However, some of the Tier IIA properties are already within city limits. 
Planning suggests that Rockville review these Tier IIA properties for potential inclusion in 
Tier II.  

o The MEL now contains Tier III within portions of the Glen Hills area, which is also 
designated as Tier III by Montgomery County.  Planning generally recommends that Page 
159 include a definition for Tier III as it does for Tiers I and IIA.  According to page 231, 
portions of Glen Hills have potentially problematic septic systems and may be considered for 
future sewer service under certain conditions.  Keep in mind that the state law (Section 1-506 
of the Land Use Article) does not provide for Tier III designations in municipal tier maps.  
Planning generally recommends that municipal tier maps not include Tier III areas.  The City 
may want to consider identifying this areas as Tier IIA, if it anticipates this area will be 
annexed and eventually be served by public sewer. 

o A portion of the proposed Tier IIA area along the southern edge of the existing municipal 
boundary near Scott Drive conflicts with areas designated as Tier III in Montgomery 
County’s tier map.  Planning generally recommends that the Town collaborate with the 
county to ensure that the county’s adopted tier map reflects the Town’s tier map designations. 
See Section 9-206(i) of the Environment Article for the method for resolving conflicting tier 
designations. 

o The MEL now contains additional overlap with Gaithersburg’s MEL between Shady Grove 
Road and I-370.  Rockville’s proposed map appears consistent with Gaithersburg’s map in 
this area.  The towns are encouraged to continue collaborating on future Tier Map and MEL 
updates, perhaps as part of the proposed working arrangement with the City of Gaithersburg 
and Montgomery County regarding logical annexations (page 225). 

 
• The table on page 152 has an error: the 2040 net increase for the City of Rockville portion of 

water should be 1.151 not 1.51, and the total should be 5.628 not 5.268. Also, the city might want 
to list the 2040 maximum daily demand forecast on this table given that page 155 discusses this 
forecast; currently the table only lists the 2040 average daily demand forecast.  
 

• The WRE identifies a possible deficiency in its water treatment capacity compared to the 2040 
maximum daily demand forecast (p. 156) and puts forward a plan for how to address that 
deficiency.  The City is to be commended for addressing its long-term potable water challenge, 
unfortunately too few other jurisdictions are willing to do this until it becomes a crisis. 
 

• The WRE does not directly address the statutory requirement to “identify suitable receiving 
waters and land areas to meet the storm water management and wastewater treatment and 
disposal needs of existing and future development proposed in the land use element of the plan” 
(§3–106. (a)(2) of the Land Use Article). The WRE should discuss this issue.  State guidance to 
address this requirement is for jurisdictions to complete an analysis of more than one land use 
plan option, focused on forecasted impervious cover changes and forest cover changes by 
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watershed resulting from implementation of different land use plan options.  Based on that 
analysis, the WRE could discuss which land use plan option would be least impactful to receiving 
waters. 
 

• As noted in Maryland Department of the Environment’s attached comments: 
o Page 152: Table of Water Demand – The table's 2040 Avg. Daily Demand of 7.49 MGD does 

not appear to correspond to the most recent County Plan, 2018-2027 Montgomery County 
Water Supply and Sewerage Systems Plan (Table 3-T14), which has the 2040 Avg. Daily 
Demand of 6.55 MGD.  The city should work with the county to reconcile any differences. 

o Page 158: Table of Wastewater Demand – The table's 2040 Avg. Daily Flow of 8.54 MGD 
does not appear to correspond to the most recent County Plan, 2018-2027 Montgomery County 
Water Supply and Sewerage Systems Plan (Table 4-T16), which has the 2040 Avg. Daily 
Demand of 7.42 MGD.  The city should work with the county to reconcile any differences. 

 
Economic Development Chapter 

• No comments 
 
Housing Chapter 

• Planning requests a copy of the “Housing Market and Needs Assessment” report from December 
2016, if it is available (page 189).  Planning will be developing a Housing Element Models & 
Guideline document in the coming year to address recent legislation (HB 1045) passed in 2019, 
and this study may be helpful to other jurisdictions having to prepare a housing element. 
 

• Planning’s GDA staff noted the Housing chapter includes an excellent discussion of market trends 
and trends in government programs that affect housing affordability.  The text is supported by 
comprehensive recommendations, such as accommodating demand for certain housing types, 
allowing accessory dwellings, and strengthening municipal housing programs. 
 

• The draft Update should include sources and text references for all Charts and Figures in the 
Housing Chapter (and elsewhere throughout the document).  For example, pages 194-195 contain 
interesting information about the residential units built during different timeframes.  However, it is 
unclear how this information was collected or how it relates to points made in the text.  Nonetheless, 
Planning’s GDA staff appreciates Rockville’s support for seniors to continue to live within the 
community and projects that provide housing for people with disabilities. 

 
Historic Preservation Chapter 

• Please see comments on attached letter from Maryland Historic Trust 
 
Municipal Growth Chapter 

• The draft Update makes a strong case that expanding the municipal growth boundary provides the 
City with flexibility to annex land at little identifiable cost, since much of the proposed Municipal 
Expansion Limit (MEL) is already served by WSSC (page 225).  Planning’s GDA acknowledges 
that Rockville incorporates somewhat of a phased approach to annexation by identifying and 
actively targeting areas where conditions may make annexation most likely and beneficial (pages 
222-223).  
 

• The draft Update analyzes the impact of projected population growth on City services (pages 147-
171) and notes that Rockville’s projected growth can be accommodated within Rockville’s existing 
municipal boundaries (page 234).  However, it does not include a development capacity analysis 
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based on the build-out capacity of the future land use plan within the current municipal boundary 
or the MEL.  A capacity analysis would facilitate a better understanding of the land available for 
new development, especially redevelopment and infill, as well as a general understanding of public 
services and infrastructure needed to accommodate future growth.  Planning is willing to assist the 
city if it would like to complete and include a development capacity analysis.  
 

• The draft Update identifies the challenge of creating enough parkland and other publicly accessible 
community spaces in redevelopment areas (pages 92-98).  Rockville could note opportunities to 
provide open space or transition areas among the potential evaluation criteria for strategic 
annexations on page 223 (Municipal Growth Chapter). 

 
 
Suggested Technical Edits/Suggestions 
• If Planning can be of assistance or facilitate assistance / information from other State agencies as the 

City of Rockville finalizes the 2040 City of Rockville Comprehensive Master Plan Update or as the 
city begins to implement the plan, please contact Chuck Boyd, Director of Planning Coordination at 
410-767-1401 or chuck.boyd@maryland.gov. 

 
 

END MARYLAND DEPARTMENT OF PLANNING COMMENTS 
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STATE AGENCY COMMENTS 
 
The following pages contain comments from other State agencies in support of the Maryland 
Department of Planning (Planning) review of the draft 2040 City of Rockville Comprehensive 
Master Plan Update as part of the standard 60-day review period for municipalities and non-
charter counties.  Comments not included here may be submitted under separate cover, or via the 
State Clearinghouse. If comments from other agencies are received by Planning, they will be 
forwarded to the County in a timely manner. 
 
Attachments 
 
Page 13 Maryland Department of Housing & Community Development 
 
Page 14 Maryland Department of Commerce 
 
Page 16 Maryland Department of the Environment 
 
Page 18 Maryland Historical Trust (letter dated October 18, 2018)  
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