


CMA-31 Ron Tipton and Rita 
Molyneaux 

09/30/2025 67 

CMA-32 Julia Binder 10/03/2025 68 

CMA-33 Maria Sol Pikielny 10/08/2025 69 

CMA-34 Pat Reber 10/11/2025 71 

CMA-35 Bill Holdsworth 10/13/2025 76 

CMA-36 Helene Dubov 10/19/2025 77 

CMA-37 Martin Reiss 10/22/2025 79 

CMA-38 Jonathan Ferguson 10/23/2025 80 

CMA-39 Adam Schuster 10/27/2025 81 

CMA-40 Mikaela Ober Schuster 10/27/2025 82 

CMA-41 Ann Reiss 10/31/2025 84 

CMA-42 Ann Reiss 11/02/2025 85 

CMA-43 Pat Reber 11/03/2025 86 

CMA-44 Phyllis and Samuel 
Blum 

11/04/2025 87 

CMA-45 Jeanne and Daniel 
Paderofsky 

11/04/2025 88 

CMA-46 Maryam Pishdad 11/04/2025 89 

CMA-47 Katherine Pishdad 11/04/2025 90 

CMA-48 Samuel L. Scheib 11/06/2025 91 

CMA-49 Kyle Browning 11/07/2025 92 

CMA-50 Ansalan Stewart 11/07/2025 93 
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Sincerely, 
 
Zachary and Jacqueline Kohn 
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northern boundary of the Property.  A 5.3-acre portion of the Property currently improved with 
the Rollins-Congressional clubhouse and pool is zoned R-75.   The Comprehensive Plan Land 
Use Policy Map (Attachment A) recommends the following for the Property: 

 CRM (Commercial and Residential Mix) for the East Jefferson frontage of the Property 
 RM (Residential Multiple Unit) for the balance of the Property. 

In designating the majority of the Property RM, the Comprehensive Plan notes: “A new 
higher-density residential zone, limited to residential uses, is appropriate for the 
remainder of the site to permit new investment and upgrades, though it should not result 
in residential displacement.” (Emphasis added).  

In connection with the Zoning Rewrite, Planning Staff is recommending the new RHD Zone for 
the Property that would allow 50 units per acre and a maximum height of 75 feet, except that 
those portions of the Property within 100 feet of single unit housing are limited to a maximum 
height of 45 feet.  As noted, we are concerned that these recommendations will not foster the 
desired redevelopment of the Property and as explained below, believe that an increase in 
allowable density and heights (in selected areas) is appropriate for the proposed RHD Zone. 
Critically, the Property is the only site in the City with an RM land use designation and a 
recommendation for a higher density residential zone and as a result, the Property is the only site 
in the City recommended for the proposed RHD Zone.   

II. Considerations for Increased Density and Height 

In addition to being the only site in the City subject to the RHD Zone, we believe that the 
following features associated with the Property justify consideration of an increase in the density 
and height: 

 The Property is located less than 2,000 feet from the Twinbrook Metro Station and is 
within the “walkshed” of the Metro Station, as well as along RideOn Routes 5 and 26.  
As the City evaluates where additional needed housing should be located, it is locations 
such as the Property, that are served by existing infrastructure and adjacent to substantial 
commercial services, that are most logical.  

 The northern portion of the Property where the multi-family buildings are located abut 
the 457-acre Woodmont County Club.  The distance between the multi-family buildings 
on the Property and the closest single-family homes (located north of Wooton Parkway) 
is more than 3,800 feet.  Between the buildings and these homes is the wide, undeveloped 
expanse of the County Club property. 

 The Rollins Park community was constructed in 1962 and 1963 and is very well 
maintained.  Nonetheless, given the age of the improvements, the Owner’s anticipate that 
within the next ten to twenty years, decisions will need to be made as to whether to 
commence a phased redevelopment of the Property or instead make significant 
investments into the maintenance and upkeep of the existing improvements.1  By way of 

 
1 Within the past five years, the Owner’s invested more than $15 million to improve the HVAC Central Plants, door 
and lock replacements, elevator renovations, corridor and lobby renovations and apartment renovations throughout 
the Property. 
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example, because this development was built before current requirements for stormwater 
management, any redevelopment will entail significant costs that cannot be absorbed by a 
moderate replacement of density.  Thus, anticipated redevelopment will only be pursued 
with the appropriate height and density incentives. 

As it relates to the proposed heights for the RHD Zone, it is important to first emphasize that we 
agree with the proposed development standard that limits the height on the Property to 45 feet 
within 100 feet of the single-family residents.  The Rollins Park community and the nearby 
single-family residences have co-existed in a compatible manner since the development of both 
communities in the early 1960’s, and the 45-foot height limit ensures that any future 
development of the Property will continue to be compatible with the adjacent uses. 

At the same time however, the Property is generously sized at 52 acres and significant portions 
of the Property are located more than 100 feet away from single unit housing.  With these 
characteristics, we believe that there are areas of the Property where heights above 75 feet are 
appropriate and can be provided without adversely impacting the surrounding area.  More 
specifically, it is one-third of a mile (1,620 feet) from the Property’s southern boundary (which is 
across Rollins Avenue from the single-family homes) to the northern boundary adjacent to the 
Woodmont County Club.  This is a significant distance, and the RHD Zone could be drafted to 
allow the opportunity to selectively increase allowable heights above the proposed 75 feet as one 
moves further away from single unit housing, with the greatest heights being allowed in the most 
northern portions of the Property adjacent to the Country Club.  The RHD Zone could also be 
drafted to incorporate design requirements such as upper story setbacks, to the extent necessary 
to ensure that increased building heights are less perceptible from the ground plane.  Importantly, 
allowing additional height above 75 feet provides the opportunity to increase the number of 
housing units and can be accomplished in a manner that does not create any additional impacts 
on the  area surrounding the Property than would heights of 75 feet.  Further, increased heights 
allow for smaller building footprints such that redevelopment can proceed with minimal 
displacement.  The result is a gradual phased development wherein new units are created to 
supplement the existing residences. 

As it relates to the proposed density, the RHD Zone proposes a maximum density of 50 units per 
acre.  While this density represents a doubling of the density that was approved when the 
Property was developed more than 60 years ago, it nonetheless, based on the Owner’s economic 
analysis, does not provide enough additional density to make the redevelopment of the Property, 
as recommended by the Comprehensive Plan, financially feasible.  Consultation with current 
active developers and land planners has confirmed our view that at 50 units per acre, the highest 
and best use for the property would be the development of for-sale townhouses.  This is not 
consistent with the Owners long term objectives, nor those set forth under the Rockville 2040 
Comprehensive Plan. Nor does it advance that Plan’s stated goal of concentrating additional 
density within Metro transportation nodes. Without sufficient allowable density (in the 100 unit 
an acre range2) to support the redevelopment of the Property, the existing status quo of the 
Property will continue for the foreseeable future. Multi-family podium, courtyard, and hybrid 
residential buildings range in density but typically provide well over 50 units per acre thereby 

 
2 By way of comparison, the six-story multi-family building at 1900 Chapman Avenue has a density of 110 units per 
acre.  

21



Rockville Mayor and Council • July 24, 2025 • Page 4 

 
 
6952797.8                                                                                                                                                            85234.001 

providing flexibility and diversity of housing between the highest density Rockville Pike 
Corridor and the lower density missing middle housing across from the detached-house 
neighborhoods to the south and west.  The proposed development standards represent a 
significant missed future opportunity, given that the Property is ideally located to support 
additional housing, including affordable housing, in furtherance of the City’s goals. 

In considering this increased density it is important to emphasize that the Property, at 52 acres, 
has the benefit of being able to support increased density in a flexible and varied manner.  The 
allowable maximum density will be averaged across the entire Property, with some areas, such as 
the northern portions of the Property where the multi-family buildings are currently located, 
having a considerably higher density per acre than the southern areas of the Property near the 
existing single-family homes.  Moreover, increasing the allowable height above 75 feet (in those 
areas located away from the single-family residences), will increase the yield of desperately 
needed housing and provide the development flexibility needed to incentivize redevelopment.  In 
addition, while it is unknown what building materials and technologies will be available in the 
upcoming decades, even current strategies for urban design and architecture show that higher-
density, walkable, transit-oriented neighborhoods have a reduced environmental footprint per 
unit.  The proposed higher density and height will allow pursuit of these options through a full 
public entitlement process, thus ensuring that compatibility and sustainability are incorporated in 
the design. 

III. Conclusion  

This Property’s ownership is local in nature and committed to the community and market they 
have served since the acquisition and development of the Property in 1959, when Rockville Pike 
was just two lanes wide and the area was largely undeveloped.  Looking ahead, all future 
improvements associated with the Property must remain relevant and reflective of community 
and market needs, just as the Rockville 2040 Comprehensive Plan envisions.  the Owner 
demonstrated its commitment to this approach when it redeveloped the existing standard 
swimming pool on the Property into a complex of pools and a community center in 2007, at a 
cost of $7,000,000.  The Owner expects that there will come a time when phased redevelopment 
will be the only economically feasible approach to ensure that the Property remains relevant to 
the evolving market and an asset to the surrounding community.   Thus, the Owner continues to 
take the long view in terms of the Property’s future enhancement.  As such, the zoning, use and 
density will be key to that evolution, as reflected in the Comprehensive Plan.  Recognizing that 
the Comprehensive Plan has a horizon of approximately 20 years, it is essential that the 
appropriate zoning development standards are in place to accommodate the phased 
redevelopment of the Property so that it never loses its position as an asset to the community and 
its residents.  

We appreciate the opportunity to share with you our concerns regarding the proposed RHD 
Zone.  It is our hope that based on our explanation you will request that Planning Staff reanalyze 
the proposed height and density development standards of the Zone with the intent of ensuring 
that they align with the recommendations of the Comprehensive Plan and the City’s housing 
goals.  
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Thank you for your consideration of this matter.  

Sincerely, 

 

Patricia A. Harris 
 
cc:   Ms. Holly Simmons 

Mr. Jim Wasilak 
Mr. Kenneth Becker 
Mr. Arnold Polinger 
Mr. Anthony Rakusin  
Mr. Josh Sloan 

 
Encl.  
 
 

23







 
 
 
 
 
 
 

{00826101;2 } 

July 31, 2025   
 
VIA Email  
Mr. James Wasilak 
Chief of Zoning 
City of Rockville 
111 Maryland Avenue 
Rockville, Maryland 20850 

Re: City of Rockville Comprehensive Map Amendment (the “CMA”); Shellhorn Rockville 
LLC’s written comments regarding 1460 and 1488 Rockville Pike  

Dear Mr. Wasilak: 

On behalf of Shellhorn Rockville LLC, an affiliate of Quantum Companies (“Quantum”), the 
owner of the shopping center (1488 Rockville Pike) and neighboring auto repair facility (1460 
Rockville Pike) located approximately 1/10th of a mile to the north of the intersection of 
Rockville Pike and Congressional Lane (the “Property”) in the South Pike area, please accept 
these written comments to the City of Rockville’s (the “City”) recommended rezoning of 
properties in the vicinity of Twinbrook Metro Station. 

By way of background, the Property is improved with approximately 29,874 square feet of retail 
uses and ancillary surface parking spaces and is located approximately 0.40 miles to the 
northwest of the Twinbrook Metro Station entrance. An aerial image showing the Property’s 
proximity to Twinbrook Metro Station is attached as Exhibit “A”. The Property is presently 
zoned MXCD and located immediately to the south of the Twinbrook Quarter mixed-use 
redevelopment. In this respect, the Property is appropriately positioned for redevelopment with 
additional density, height and a mix of uses. To this end, we respectfully request that the City 
rezone additional properties in the South Pike area to further the approved Rockville 2040: 
Comprehensive Plan Update (the “Comprehensive Plan”) recommendations, including to 
“continue to develop the Twinbrook Metro Station area and the south Rockville Pike area as a 
major activity and growth center.” See page 32, land use element.  

Quantum supports the City’s recommendations to rezone many of the properties to the south of 
the Property, on the east side of Rockville Pike, to a new MXTD-235 Zone. However, Quantum 
respectfully requests that the City also recommend that the Property and surrounding sites to the 
north and west that are within ¾ mile of Twinbrook Metro Station be rezoned to the MXTD-200 
Zone. These properties are transit-oriented with strong pedestrian access to both the Twinbrook 
Metro Station and planned BRT on Rockville Pike. Many of these properties are developed with 
low-rise commercial buildings and an abundance of surface parking, which do not represent their 
highest and best use.   
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The CMA designates areas to the south of the Property for MXTD-255 zoning based upon a 
framework developed as part of Rockville Town Center Plan (the “Town Center Plan”). The 
Town Center Plan designated properties as MD-355 Corridor Character Areas (MXTD-255 
zoning), Core Character Areas (MXTD-200 zoning), and Edge Character Areas (MXTD-85 
zoning). Significantly, properties evaluated as part of the Town Center Plan that are more than 
0.80 miles from the Rockville Metro Station were designated as Core Character Areas and 
recommended for rezoning to MXTD-200 as part of the CMA. Map 19 from the Town Center 
Plan is attached as Exhibit “B” for context. In this respect, the City should use the same 
methodology in the South Pike area to recommend properties that are located within ¾ mile of 
Twinbrook Metro Station, but outside the limits of properties recommended for MXTD-255 
zoning, be rezoned to MXTD-200 through the CMA. 

Quantum’s request that the City expand the limits of properties recommended for rezoning is 
consistent with the Comprehensive Plan’s recognition that “thousands of people walk or bike 
from Twinbrook Metro Station to residences, offices and shops,” and “the land use plan provides 
flexibility for the future, allowing a mix of high intensity office, residential, and commercial uses 
through the Office Commercial Residential Mix (OCRM) land use designation for the majority 
of land in the south Pike area.” See page 32, land use element. As a result, we respectfully 
request that the City expand on its initial recommendations for the South Pike area in the CMA 
to include additional properties to the north and west, which will ensure that market-responsive 
zoning is in place for the continued revitalization of this important section of Rockville Pike.  

We thank you for the opportunity to provide these comments on the CMA and look forward to 
continuing to work with staff and other interested stakeholders to achieve the Comprehensive 
Plan’s vision along this important corridor in the City. 
 

 

Very truly yours, 

 
 
Matthew Gordon  

 
cc: Ms. Holly Simmons  
 Mr. Alex Forbes 
 Mr. David Sullivan 
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Exhibit “A” 
1488 Rockville Pike Aerial & Vicinity  
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Exhibit “B”  
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3. Traffic and Pedestrian Safety Risk: 
 
Duball 3 has requested a parking waiver, meaning no on-site parking for its 147 units. Residents will 
depend on nearby public garages, increasing the number of pedestrians and cyclists crossing already 
congested, single-lane streets. This raises the risk of accidents involving vehicles, especially for 
seniors, children, and people with limited mobility. 
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4: Sinkhole and Construction Concerns: 
 
ABC News with David Muir, KTLA, and LA Times reported a dramatic incident occurred in Ventura, 
California on May 30, 2025, where a 25-feet sinkhole abruptly opened beside a construction site for a new 
apartment complex . Vehicles were swallowed whole, structures adjacent to the site were damaged, and at 
least one commercial and one residential property were officially red-tagged by city authorities . The city 
later confirmed the cause was a failure of temporary shoring systems, possibly aggravated by excessive 
groundwater pumping and soil disruption . Despite zoning approval, oversight at the construction phase 
was evidently inadequate—shoring and drainage safeguards were ignored or under-reviewed, resulting in 
catastrophic ground collapse. 
 
Relevance to Rockville 
 
Both Victoria Condominium and the proposed development share limited underground infrastructure (water 
mains, drainage, sewage) buried under decades-old soil. Our building was constructed in 1992; the 
subsurface soil structure and pipe integrity may now be fragile. Excavation or construction stress nearby 
could accelerate soil collapse or flooding, raising structural stability risk akin to human-induced sinkhole 
phenomena. If the developer constructs deep foundations or reroutes utilities without independent 
geotechnical review, we face elevated risk of soil destabilization, pipe failure, and potential structural 
collapse. Shared infrastructure issues further amplify legal liability for both structures.  
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The risks from this proposed construction include: 
 
Airborne dust known to cause lung cancer, COPD, and cardiovascular issues; 
 
High-decibel construction noise, a source of mental stress, insomnia, and hypertension; 
 
Long-term exposure to dust and noise can be fatal or severely reduce quality of life for medically fragile 
individuals. 
 
These health hazards, over such a prolonged period, could result in legal liability to developers and 
the City should residents experience worsening conditions. 
 
 
Approving this rezoning would bring more density and hazard to an area that is already operating at 
capacity. It risks both the safety of Victoria residents and the long-term livability of Rockville Town 
Center. I respectfully urge the City of Rockville to carefully review, and reject this rezoning to preserve 
our current zoning protections. 
 
 
Thank you for your attention to these concerns. I look forward to speaking at the public hearing when 
it is scheduled. 
 
 
Sincerely, 
 
 
 
Jesse Chou 
 
Mei Chi Fan 
 
Resident, Victoria Condominium 
24 Courthouse SQ, #809 
Rockville, MD 20850 
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The Mayor and several City Council members have visited the Montrose neighborhood to gain a better 
understanding of how this parcel is part of our single family home neighborhood and distinctly different from the 
parcels shown in brown on this map. The area in brown is currently zoned as RMD-25. Currently, the orange 
parcel houses the Rollins Congressional Clubhouse with community rooms for party rentals and recreational 
classes, a fitness center, a community swimming pool and two parking lots of the facilities. This community 
facility is open to the residents of the Rollins Congressional rental community, the neighborhood and the pool 
is accessible to anyone for a daily fee of $10.  
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While it is challenging to understand from this map, the area is not appropriate for the increased zoning that is 
proposed for the brown areas. It is distinctly separate from the high-rise apartments that line the northwest 
edge of the brown area on the left. Those high-rise apartments are not visible from inside the Montrose 
neighborhood. The residents who live there use streets that empty onto East Jefferson Street and 
Congressional Lane. Both East Jefferson and Congressional Lane are wide streets capable of accommodating 
this volume of traffic. Martha Terrace is a narrow, neighborhood street that is not capable of accommodating 
increased traffic.  
 
The parcel on Martha Terrace is bordered by Montrose Park and another parcel of City of Rockville land.  

42



4

 
 

 
 
We want to convey that this parcel on Martha Terrace is distinctly different from the other parcels that are 
proposed for changes. The Montrose neighborhood wants the zoning on this parcel to remain unchanged at R-
75. The proposed new zoning for the parcel would have it zoned RHD zone. This is the same zone proposed 
for the other dark brown parcels. The whole area would be one zone - RHD zone, a new high density 
residential zone. It is not appropriate for this parcel to be zoned RHD zone.  
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In summary, we have several concerns.  
 
As mentioned, the parcel on Martha Terrace currently houses a community center that has a gym and party 
space in addition to an Olympic size swimming pool, lazy pool and toddler splash pool and parking 
space.  Should this parcel be developed, the community would lose an affordable space to rent for weddings, 
religious gatherings, birthdays, and other events that need more space than their apartments or houses can 
accommodate.  The rents for these are well below those that would be charged in a local hotel. The gym is 
also at a rate that is competitive and is walking distance from the apartments and homes.  The pool is a well 
used facility that brings together both the home owners and apartment dwellers a unique opportunity for 
individuals to interact and children to be with their school mates. A loss of any one of these would be sad to 
lose all to development would be tragic. 
  
The streets that are in the Montrose neighborhood are narrow and cannot support two-way traffic without one 
car or the other pulling to the side to accommodate the other.  Development of this parcel would most likely 
have cars emptying onto Martha and then Evelyn which currently are burdened beyond their original 
design.  The infrastructure will more than likely not accommodate the influx created by higher density 
development. The current infrastructure of Martha Terrace and the roads that Martha Terrace empties onto, 
Evelyn drive, cannot support increased traffic. They are residential, narrow streets designed to be mostly only 
neighborhood traffic. 

  
We believe that the upper portion of zone 10 has plenty of space for high density development and would be 
closer to the Metro and Rockville Pike and roads leading to 270 that can accommodate traffic in two directions 
easily. 
 
Thank you for considering our feedback as you make this challenging decision regarding our neighborhood. 
 
The Montrose Civic Association 
Represented by Neighborhood Leads: 
Natasha Hurwitz, 1708 Lorre Drive 
Susan Zemsky, 1622 Martha Terrace 
Monica Saavos, 1723 Evelyn Drive 
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Holly Simmons

From: Amanda Innes 
Sent: Tuesday, September 16, 2025 11:06 AM
To: zoning
Subject: Concerns about Rezoning in NMC area

 WARNING - External email. Exercise cauƟon. 
 
Good morning, 
 
I am wriƟng to express concerns about the draŌ zoning change that would increase by more than five-fold the current 
permiƩed density of the 10-acre wooded property that borders the New Mark Commons Scandia Way neighborhood 
and Don Mills Court. The property is currently zoned R-90 (similar to Markwood along Potomac Valley), which allows 
about 4.5 single detached homes per acre. The proposed new zone RM-25 would allow 25 dwelling units per acre, 
possibly in the form of mulƟ-story buildngs up to 75 feet high and as close as 40 feet to the property line. 
  
The proposed zoning change for the 10-acre site should NOT be adopted into the city’s master plan. While development 
plans have not been filed for the property, the proposed change could in the future allow a significant increase in traffic 
through our community, impacƟng safety for the many pedestrians that walk in this neighborhood and along Maryland 
Avenue, and INCREASE THE DANGER of the already congested and crowded Falls Road and NME intersecƟon at 270 Exit. 
In addiƟon the added density is not consistent with the rest of the community, and increases burden on natural spaces 
and exisƟng water management issues. 
 
I am raising my voice strongly against a zoning change that makes no sense. I appreciate and value the work to increase 
housing density where appropriate in Rockville—this is NOT an appropriate locaƟon for this change and there are many 
others that are MORE appropriate.  
 
Thank you for the space to provide input, 
 
Amanda Innes 
Rockville Resident 
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Beyond these issues, the proposed rezoning fails to meet key planning requirements. It is incompatible with 
the city’s master plan, lacks adequate infrastructure and traffic studies, and poses significant environmental 
risks. 

While I recognize the need to expand housing opportunities, this site is too constrained and environmentally 
sensitive. On behalf of my household, I urge the Mayor and Council to reject this zoning change, preserve the 
current designation in the master plan, and explore more balanced approaches to Rockville’s housing needs. 

Above all, this is about protecting pedestrian safety—especially for children—while also addressing the very 
real risks of increased traffic and environmental harm. 

Sincerely, 
Wing Pokrywka 
9 Vallingby Circle 
Rockville, MD 20850 
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 School Overcrowding: Our local school, Bayard Rustin Elementary, is already overcrowded. 
Adding hundreds of new students would place an unbearable strain on our school system.  

 Long-Term Impact: We are also concerned about the precedent this sets for the other 20 
acres of land owned by the same developers, which could lead to an even larger, high-density 
development in the future. I live directly next to the next parcel that I fear is next for more 
rezoning and more redevelopment. I am scared for the beautiful and untouched land that is 
directly behind my backyard.  

The proposed rezoning is simply too aggressive for this specific location. We ask that you listen to the 
concerns of your residents and reject this proposal. Let’s find a path forward that provides for future 
growth while protecting the natural beauty and character of our existing neighborhoods. Please 
consider my message and the concerns of my fellow neighbors in New Mark Commons.  

Thank you for your consideration. 

 
--  
Natalie K. Lotuaco 
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dense development could mean for our neighborhood, its streets and its surroundings – 
and we offer to lead you on a walking tour of the area one of these fine days! 
 
Thank You, Pat Reber 
705 New Mark Esplanade 
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Peter and Laurie Krug 
322 New Mark Esplanade 
Rockville, MD 20850 
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My primary concern is the anticipated increase in traffic volume, particularly during peak hours and 
school pick-up and drop-off times. As you may recall, the recent changes to the Maryland Avenue traffic 
pattern were implemented to accommodate bicycle traffic. While this has benefited those of us who rely 
on bicycles as a primary mode of transportation, it has also introduced significant traffic challenges for 
the broader community. 

The city addressed the Maryland Avenue situation by simply redrawing traffic lines, and while that may 
have technically improved bicycle access, it did not address the larger infrastructure or traffic flow 
issues. If a similar approach is taken with the proposed zoning changes—implementing surface-level 
solutions without meaningful planning—I would be deeply concerned. 

Should these changes be approved without a comprehensive traffic impact analysis and appropriate 
mitigation measures, I would find it unacceptable. 

I respectfully urge the Mayor and Council to consider the long-term implications of these changes and to 
engage in thoughtful, community-focused planning that prioritizes safety, accessibility, and the quality of 
life for all residents. 

Sincerely, 
Vladimir Gurevich 
Resident, New Mark Commons 
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of its structures but also the layout of the community and tree preservation. There are other infill 
approaches available for Rockville zoning that would be more compatible with our neighborhood. 

 New Mark Commons is fortunate to have common amenities as part of the original PRU (planned 
residential unit) approved by the City which are maintained by NMC homeowners through our 
HOA dues. We have a Clubhouse and pool which are maintained as locked for use by Association 
membership. By contrast we have many amenities that are open to pedestrian traƯic. These 
public-facing, yet privately maintained, amenities include Lake New Mark and its bridge, dam, and 
two piers, the asphalt paths around the lake and through the community, pickleball/tennis courts, 
a basketball court, a recreational lot for young children, and some private roads and parking lots. 
These amenities of limited capacity were designed in the context of our neighborhood of 384 
homes. New Mark Commons has been historically welcoming to pedestrian traƯic through the 
neighborhood amenities. Notable is the asphalt path we maintain around the lake that also 
provides a short-cut to school and bus stops for people living in the neighboring community, 
especially for Julius West students. Nonetheless, Rockville police records show that we do 
experience visitors who do not abide the posted Association safety rules- especially regarding the 
lake and no fishing or entering upon the ice. Some visitors mistake the NMC common areas for a 
public park. 

We have concern about creating so much additional pedestrian as well as vehicular traƯic in the 
neighborhood as could result from an RMD-25 zoning category right across the street from New 
Mark Commons. We anticipate some amenities becoming less available to NMC homeowners 
and experiencing more wear and tear at the Association’s expense. While public recreational 
facilities are available at Dogwood Park and the playground across Maryland Avenue, NMC 
amenities will be those of closest proximity to the subject land parcel. We don’t have an 
understanding whether the proposed zoning change could also impact the Association’s costs for 
liability insurance on our open common property. 

 Maryland Avenue was recently narrowed to provide for bike lanes. There is already an egress 
bottleneck accessing NMC at the intersection of New Mark Esplanade and Maryland Avenue. 
While the loss of a traƯic lane slowed traƯic, a desirable end, now through drivers on Maryland 
Ave try to pass NMC homeowners outside the single lane either on the left or even the right while 
homeowners make the right turn onto New Mark Esplanade. Additional vehicles using this 
intersection will only make it less safe.  

To provide some relief at this intersection in anticipation of more vehicles, it is not hard to imagine 
a proposal to open the closed access from New Mark Esplanade to Monroe Street. That would 
also provide direct vehicular access from NMC to Dogwood Park. Imagine the impact on traƯic 
volume/safety in NMC if New Mark Esplanade thus became an access road to I-270. 

 The cross-walk at Maryland Avenue and Potomac Valley/Great Falls Road is an important safety 
access for students walking to Julius West School. Bringing additional vehicular traƯic to Potomac 
Valley Road at the cross-walk would be a significant safety consideration. 
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We understand that the City’s goal is to provide additional residential opportunities in Rockville by 
increasing density through the rezoning of specific areas; however, we ask that the City not be wed to a 
proposed zoning plan that appears to consider Rockville residents living in potential future housing more 
than residents who are currently living in existing housing and currently paying property taxes in 
Rockville. 

We are proud residents of Rockville and thank you for your work on our behalf. Thank you for your kind 
attention to this letter. 

 

Sincerely, 

Deborah Mesmer and Henrik Olsen 

170 New Mark Esplanade 

Rockville, MD 20850 
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Holly Simmons

From: natalie nelson 
Sent: Saturday, September 27, 2025 2:53 PM
To: mayorcouncil
Subject: !!!! A five fold increase in permitted density allowing units as close to 40 feet bordering 

Scandia Way and Don Mills Court, and NME !!!!!!!!!!

 WARNING - External email. Exercise cauƟon. 
 
DEAR Mayor Monique Ashton and Council, 
 
Is this vast increase ( a 5 fold increase) really in line with the city?( A five-fold increase In Rockville in  ten acres that is 
being considered? There could be serious problems from  increased and unsafe traffic, and  environmental impact, AND 
COMMUNITY CONFLICTS. 
 
 
Developers may profit but other ciƟzens in the exisƟng developments and future housing ciƟzens may suffer. There are 
higher profit margins for developers  on larger mulƟfamily buildings, that needs to be considered..Present values of 
homes might go down. 
 
 
Is this change of density in line with Rockville ’s overall plan for the city? Has there  been sufficient interacƟon will the 
neighbors that will bear the impact of such a major change? 
 
I LIVE at 518 NEW MARK ESPLANADE AND I OPPOSE  THIS PROJECT. 
 
Natalie J Nelson 
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Proposed City of Rockville Zoning Change Next to New Mark 
Commons 

 
Here are our comments on the potential zoning changes by the City of 
Rockville that would directly impact the New Mark Commons 
community. 
 
We have lived together for the past 20 years in New Mark Commons 
and really enjoy the neighborhood and its status as designated on the 
National Register of Historic Places. The current City of Rockville zoning 
rules recognize the value of New Mark Commons by limiting 
development in the 10 acres adjacent to Scandia Way & Don Mills 
Court to no more than 4.5 homes.  
 
The proposed new City Master Plan for that area includes an option to 
increase potential development of the equivalent up to 25 new homes 
which could include buildings of up to 75 feet in height. That would 
significantly degrade the character of New Mark Commons life of those 
living in the 384 town homes and detached homes within NMC. 
 
To be clear we are NOT opposed to all new potential development on 
these 10 acres. We recognize the great need to provide Rockville and 
Montgomery County with more affordable housing. At the same time 
we very much want to preserve the character of New Mark Commons 
and the quality of life for its residents. 
 
Ron Tipton & Rita Molyneaux 
218 New Mark Esplanade 
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While I recognize the need to expand housing opportunities, this site is too constrained and 
environmentally sensitive. On behalf of my family and my community as a whole, I urge the Mayor and 
Council to reject this zoning change, preserve the current designation in the master plan, and explore 
more balanced approaches to Rockville’s housing needs. 

Above all, this is about protecting pedestrian safety—especially for children—while also addressing the 
very real risks of increased traffic and environmental harm. 

I want to express my appreciation for your time and consideration while asking that my email be added 
into the public record. 

Maria Sol Pikielny from New Mark Commons.  
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The Key Issues section states "a desire for future development that is better connected to the 
surrounding community." 
 
The Area 1 section notes that various agreements limit the density of development on this specific 
property: "Until such agreements expire and, unless the City approves an appropriate development on 
this site that retains the stormwater management facility and is compatible with the adjacent 
neighborhood, this parcel is likely to remain undeveloped." 
 
Is a  RMD-25 zone compatible with New Mark Commons underlying R-90 zone? 
 
3. We have met with Rockville zoning staff.  During one meeting, I asked staff if they had ever considered 
a less dense designation for the property. I was told that the level of development being sought by Mayor 
and Council "would not be achieved" by other zoning categories on this small plot of land. 
 
4. In its briefing to the New Mark Community on September 4, zoning staff reassured residents that  the 
parcel will likely remain undeveloped. Why, then, is the RMD-25 being proposed? For residents, it did not 
offer much reassurance, but rather seemed like a request that we accept the RMD-25 without further 
question. 
 
5. An additional factor about this property is its lack of access to public transport and lack of access by 
any roads, other than those going down Potomac Valley and through New Mark Commons. 
 
We have invited Mayor and Council to come for a walk through our neighborhood and include that 
invitation to zoning staff, so you can see our concerns first hand. 
 
Thank you for your service to our community, 
 
Pat Reber 

 
705 New Mark Esplanade 
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Pat Reber, 705 New Mark Esplanade, Rockville;  

Comments before Mayor and Council 

Sept 15, 2025  

 

Hi! I’m Pat Reber, and I thank you for the opportunity to speak. I have lived  
New Mark Commons off Maryland Avenue since 1985. I and many of my 
neighbors are alarmed by a proposed zoning change for a 10-acre wooded 
plot adjacent to us that would allow residential density more than five times 
that of our community .  New Mark’s underlying zoning is R-90, which comes 
out to about 4.5 dwelling units per acre.  This is also the current zoning of the 
adjacent undeveloped property. The proposal for new zoning for the 10-acre 
plot is RMD-25, which would allow 25 units per acre.  It would encourage 
multi-unit buildings up to 75 feet high, property setbacks of only 40 feet and a 
drastic increase of traffic through our community.  We appreciate  the need to 
provide more residential housing in Rockville, but we are asking Mayor and 
Council to PLEASE take another look at this proposal before you act on the 
city wide draft in December.  Rockville has other zone possibilities that would 
not present such a drastic change – R-75, R-60, R-40 and so on. Please 
consider them for this property instead of RM-25!  Your zoning experts have 
tried to reassure our community that the property is likely never to be 
developed because it is difficult terrain, steep slopes and wetlands. If that is 
the case, why is it being rezoned at such a dense level?  It seems to us that the 
RM-25 zone would actually INVITE! dense development, in order to support 
the Mayor and Council’s goal of increasing residential opportunities. We 
welcome you to come walk our neighborhood and the adjacent land to get a 
clearer picture of what such dense development could mean for our 
neighborhood, its streets and its surroundings – and we offer to lead you on a 
walking tour of the area one of these fine days! 
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Council Remarks Sept 29, 2025  

Pat Reber, 705 New Mark Esplanade, Rockville   

 

I’m Pat Reber, resident of New Mark Commons since 1985. 
There are also others here tonight from New Mark  – can you 
wave your hands?  We’re here tonight to invite you all to gather 
in our neighborhood before December 1 so you can see why we 
are worried about the city-wide rezoning proposal you are 
preparing to adopt that day. If developed at the proposed 
zoning level, it would drastically affect life in our historic 
community. Change is a constant of the human condition. It 
can be good for us, or it can provoke anxiety. Right now Mayor 
and Council are poised to adopt a plan that UNFORTUNATELY 
would do the latter. The genius of governance in Rockville and 
the work you do as Mayor and Council is the protection and 
nourishment of the integrity of communities like ours around 
the city. It’s what our city is known for – nationally!  At issue for 
us is the 9.75-acre plot adjacent to New Mark. Since the 1980s, 
we have been reassured through various agreements involving 
the property owners, residents of Don Mills Court, our HOA 
AND this very city that any development on this property  
would be “compatible with the adjacent neighborhood.”  This is 
even stated in the 2040 Rockville Comprehensive Plan.  Yet 
now we find a proposed zoning change that would INVITE more 
than five times the density of New Mark and would likely result 
in 75-foot high apartment buildings and minimal setbacks. We 
can’t see how that would be COMPATIBLE! In 2027, New Mark 
will celebrate its 60th anniversary. On our 50th, our city’s 
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Historic Commission and Mayor and Council backed our listing 
on the National Register of Historic Places, recognized for its 
mid-20th-century architecture and planning. We understand 
the city’s need for more housing. But we hope you will continue 
to support the integrity of our community by keeping the 
current zoning of the adjacent property. And we hope we can 
organize a visit to our community so you can see our concerns 
first hand. Thank you for listening. Come visit!!!  
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impersonal, unsafe, more vulnerable place to live is 
objectionable,  And I object. . If there is a 
political motivation to "look" good in the eyes of the State and 
Federal, all I can say  is "shame on you" for being part of the problem 
that plagues us as a nation. Leave the zoning as it, and let New Mark 
remain as the City of Rockville's hidden gem. 
 
Sincerely, 
Helene Dubov 
4 Stevenage Circle 
Rockville, Maryland 20850 
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Holly Simmons

From: Martin Reiss 
Sent: Wednesday, October 22, 2025 12:24 PM
To: zoning
Subject: RE: ZOR ID 17

 WARNING - External email. Exercise cauƟon. 
 
 
October 22, 2025 
 
Dear Mayor and Council and zoning staff, 
 
I am wriƟng to request that the mayor and counsel decide that the 9.7 acre undeveloped area (Parcel ZOR ID 17 in Area 
12) bordering New Mark Commons NOT have its zoning changed from R90 to RMD25. 
 
The Rockville 2040 comprehensive plan indicates that the acreage cannot be successfully developed unless there is: 1)an 
acceptable soluƟon to the access problem, 2) an acceptable soluƟon to the wetlands problem, and 3) an acceptable 
soluƟon that is COMPATIBLE with bordering neighborhood (New Mark Commons). 
 
In order to achieve this the Rockville Mayor and Counsel should require that the acreage remain zoned R90.   This then 
would not create a potenƟal non compaƟble high rise development with environmental problems (noise and air quality) 
from excess traffic through the extant community.  It will then permit desperately need housing to be added to the area 
in a harmonious manner.  
 
MarƟn Reiss 
9 Don Mills Court 
 
 
 
Sent from my iPad 
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Holly Simmons

From: Martin Reiss 
Sent: Friday, October 31, 2025 12:07 PM
To: mayorcouncil; zoning
Subject: RE: ZOR ID 17

 WARNING - External email. Exercise cauƟon. 
 
October 31, 2025 
 
Dear Mayor and Council and Zoning staff, 
 
I am wriƟng regarding the proposed rezoning of the 9.75 acre property next to New Mark Commons.  It is presently 
zoned RMD90 (4 houses per acre).  The city is now considering changing it to RMD25 (25 dwelling units per acre). 
 
Due to Wetlands problems and access problems the builder would be limited to using a smaller porƟon of the acreage 
which  could result in densely populated high rise buildings. I understand the need for housing in Rockville, but if 
developed, this change would result in a massive increase in traffic throughout our community streets endangering our 
families and children 
 
In the 2040 Rockville Comprehensive Plan it is stated that any development on this property would be compaƟble with 
the adjacent neighborhood.  This recommended change would not be compaƟble with our historic community. 
 
Our community would appreciate keeping the zoning as it is now..  But if this is not possible, a lower density that does 
not endanger the safety of our community would be preferable. 
 
Thank you for your consideraƟon of these issues. 
 
Ann Reiss 
9 Don Mills Court 
Rockville, MD. 
 
Sent from my iPad 
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Ansalan Stewart 
New Mark Commons Resident  
Rockville, MD 20850  
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