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Abstract

This Plan contains the text and supporting maps for a comprehensive
amendment to portions of the approved and adopted 1¥xhdy
Spring/Ashton Master Plaas amended. It also amentdse General

Plan On Wedges and Cordk) for the PhysicaDevelopment of the
MarylandWashington Regional District in Montgomery and Prince
DS 2 NH S Q § as/arfednédindl t8e2001LegacyOpen Space
Functional Master PlarThis Plan covers 127 acres and makes
recommendations for land usepning transportation environment,
parks and historic preservation

Master and sector plans convey land use policy for defined geographic
areas and should be interpreted together with relevant countywide
functional plans and county laws and regulatiofisey provide
comprehersive recommendations for the use of public and private
lands Public officials and private individuakould refer tathem when
making land use decisions, particularly those that are essential to
Fdzf FAEEAYI || LI YQEA QAAAZ2Y D

Master and sector plans lookreead 20 years from the date of adoption,
although they are intended to be revised every 10 to 15 years.
Moreover, after a plan is adopted, circumstances will change, and the
specifics of a plan may become less relevant over time sRiamot

specify all @velopment possibilities. They often include illustrative
sketches intended to convey a sense of desirable future character rather
than detailed recommendations for a specific design.

Sources of Copies

The MarylaneNational Capital Rk and Planning Comnsi®n
2425 Reedie Drive

Wheaton MD20902

Online at montgomeryplanning.orgyc

TheMarylandNationalCapital
Park and Planning Commission

The MarylaneNational Capital Park and Planning Commission is a bi

county agency created by ti@eneral Assembly of Mgand in 1927.

CKS /2YYA&aaA2yQa 3AS23ANI LIKAO I dzi K2 NJ
az2yli3d2YSNE YR t NAyOS DSwasiEhgiena / 2 dz
Regional District (MNCPPC planning jurisdiction) comprises 1,001

square miles, wire the Metropolitan DOstrict (parks) comprises 919

square miles, in the two counties.

The Commission is charged with preparing, adopting and amending or
extending The General Plan (On Wedges and Corridors) for the Physical
Development of the MarylandlVashngton Regional Disti in
az2yi3d2YSNE YR tNAYyOS DS2NHSQa
in each county through Planning Boards appointed by those county
governments. The Planning Boards are responsible for implementation
of local plans, zoning ordinaas and subdivision gallations and the
administration of the bicounty park system.

/ 2 dzy

The MarylaneNational Capital Park and Planning Commission
encourages the involvement and participation of individuals with
disabilities and its facilities are accessilflerassistance with special
needs (e.g., large print materials, listening devices, sign language
interpretation, etc.), please contact the-MCPPC Montgomery County
Commissioners Office by telephone 3®35-4605 or by email at
mcpchair@mncppenc.org. Marjandresidents can also use the free
Maryland Relay Service for assistance with calls to or from hearing or
speech impaired persons; for information, go to www.mdrelay.org or
call 866269-9006.
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The 1964 General Plan, titled h y
Wedges and Corridarsstablished
the basic land use concept for
Montgomery County. The plan
included one majocorridor abng }
270MD 355and a second along9b
justoverthec2 dzy 1 @ Qa 0 2 |
t NAYyOS DS2NHSQa

The corridors would contain a string
of cities with dense centers served b
rail and bus transit and a major
highway. In between the corridors
would be wedgs of land reserved fol
agriculture, open space, mineral
extraction (quarries) and lowdensity
residential development.

Themap on the left was redrawn
from the 1993General Plan
Refinementg KA OK a K2 g a
location at the boundary of two
wedges: theagricultural wedge of
very low density residential and
agricultural uses and a residential
wedge primarily of suburban
residential development.
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CHAPTER NTRODUCTIGNND VISION

1.1 Background Map 2. The Sector Plan area within tRegion

TheAshtonVillage Centesits at the

. . e e i, | ] B smame Ashton-Sandy Spring Census
intersection of importanstate roads.MD

Designated Place Boundary

108 known as Olnepandy Spring Road to B oy Cucier
the west of New Hampshire Avea@vD —— RN
650) and as Aston Road tathe east, is a =3 Parkland

well-travelled route that crosses northern
Montgomery Countyltincludes one of the
handful of Patuxent River crossings that
connect Montgomery County with Howard
County andhe Baltimorearea New
Hampshire Avenue & northsouth route
that offers access to northern Montgomery
County and to the District of Columbia.

A modestamount ofcommercial
developmentis now located at the
crossroadswith business activities in all four
guadrants of the intersection. These
busihesses argenerally neighborhood
serving and includa convenience store,
restaurants, a dry cleaner, a pharmacy, a
service station and a bankheU.S Postal
Servicealsomaintains a post office that
serves the Ashton community.
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Thecommercial crossradsisimmediately
surrounded by residential neighborhoaqds
which themselves are surrounded by larger
residential properties and areas of farmland

Twopreviousmaster plans have analyzed the
Ashton areaBoththe 1980Sandy Spring
Ashton Special Study Plandthe 1998

Sandy Spring/Ashton Master Plavaluated
the greater Sandy Spring/Ashton area
Subsequently, anore detailedplanning
analysis ofhe Sandy Sprinyillagewas
conducted in the 2015andy Spring Rural
Vilage PlanThe Ashton Village Center
SectorPlanseeks to do the same for Ashton.

ThisSector Plan, aamendment to the 1998
Sandy Spring/Ashton Master Plavas
included in the work program of the
Montgomery County Planning Department
approved by the Motgomery County
Council on May 24, 2018 (Resolutib8
1147).

The Planning Board recommended adding
the plan to the work program to study
removing the Sandy Spring/Ashton Rural
Village Overlay a { { !
Plan area, as was done with thelZB5andy
Spring Rural Village PlaAnalysis donen
Sandy Sprindetermined that the

Commercial/Residential family of zones could

manage uses, densities and heights at levels
appropriate to a rural village better than the

1 To avoid confusion between trshopping
center in the northwest corner of the MD
108650,y I YSR 4! aKiGz2y

hzgnhsfied thé ¢ 0

SSA Overlay zommad it was thought that a
similar assessment would be benefidral
Ashton. The Rhning Board also recognized
that a more detailed look at the current
zoning in Ashton a result of the

included in the AshtoiBandy Spring Census
Designated Place (s&#ap 2)t is essential
for understanding the rural character of
Ashton and Sandy Spring. In contrast to the
denser development and commercial activity

O2YLINBKSYyaArdS NBGJAAA 2 Yin elillag&KceBntets 2nuest df thexdral open

zoning ordinance in 2014was needed.

1.1.1 REGIONAL CONTEXT
Montgomery Countys divided into 28
Plannhg Areas; the Saly SpringAshton
areais locatedat the juncture ofthree of
these:the Cloverly Olney and Patuxent
WatershedPlanning Ares Ashton isat the
boundary of the residential and agricultural
wedges shown in the 1993eneral Plan
Refinemen{seeMap 1on pagevi). It is
about 20 miles north of Washington,®,
and eight miles east of the county seat in
Rockville. Two miles to the eaMD 108
crosses the Patuxent River aandters
Howard County. Ashtois about five miles
north of the Intercounty ConnectqMD

200), the main eastvest highway in this part
of the county.

The two prior master plans (the 1980 and

1998 Sandy Spring/Ashton Plans) covered an

area far larger than t# Ashton Village Center
Sedor Plan. This Plan amends only a small
portion of the 6,000 acres covered by the
previous plans. However, the area covered
by the prior plans roughly the same area

geographic area covered by this Pldre term
GAshton Villagd K 2 LILIA y Fwill beQuged & NE

+ At | 3 $is HdoBwhanSttidtet to theyfelfil sirifg Genter

space, agricultural lands, woodlasdoads
and view$edsthat define the rural character
in the area are outside the two village
centers.

1.1.2 PLANAREA BOUNDARY
ThisPlan covesabout 127 acres around the
MD 108650 intersection(seeMap 3). The
Ashton Village CenterStor Plan boundary
includes all ofhe area within the Sandy
Spring/Ashton Rural Village Overleynethat
is east of the area covered by the 208&ndy
Spring Rural Village PlanhePlan area also
includesthe Planned Developmeri-Zoned
land PD5)in the northeast corner of thé1D
108 650 intersection that contains the
Ashton Villag&hoppingCenter! and the
Ashton Village homes. Than boundary
also contains Sherwood High School and a
few properties between the Sandy Spring
Rural Village Plan bodary and theSSA
Overlay zonéo allow a contiguous boundary
with the previously approve&andy Spring
Rural Village PlarFinally, ondrural Cluster
Zoned property RQ that is jointly owned
with the other properties in thesoutheast
quadrantof the MD 1(B/650 intersection has
been include within thePlan boundary.

anda! aKiz2y
area.
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Map 3. Ashton Viage Center Sector Plan Boundary
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1.2 History Spring Meeting, establisheatound1753. commercial crossroads within the greater

Many of these early settlers pursued Quaker settlement of Sandy Spring.
indi agricultural ventures, including tobacco .
e almcesj[orT Of' theI;ndlgenous beople c:f fa?rming and miIIingwhichreIieg on the labor By 1865, Martenetand 2 y RQa Yl LJ 27
Mgry ar!d, including the Piscataway people, Montgomery CountyseeFigurel) showed
arrived in the area of Montgomery County of an enslaved workforce.

I 0.000 h 4 of the beginnings of a commercial center at the
well over 10, years ago near the end o Beginning in the mighineteenth centurythe crossroads of the Ashte@olesville and

tvhe Ia}st te Aigf' Thf) cllmatevat tf)e tlrpe was village of Ashton begato,emergeas a rual AshtonSandy Spring Turnpikes, just east of
adzoF NODUAO FTYR UKS NBIAZ2YyQa FT2NBaua vSNbH

dominated by conifers. During the last Ice
Age, sea levels were far lower than they are
G2RFe YR al NEflYyRQA
Potomac and Patuxent, cut deeply into their
valleys. As the climate warmed and sea levels
rose, river flows slowed, estuariégsmed

and the forests transformed into hardwood
forests.

The lifeways and associated artifacts of

al NBf I YyRQa AYRAISYy2dz
time as they adapted to changing
circunstances. No archaeological sites
associated with the indigenous people of
Maryland have been found in the Ashton
VillageCenterPlanarea Generally, people
appear to have used the river valleys nigst
for occupation, relying on the adjacent
uplands for emporary camps associated with
hunting and procuring raw materials such as
workable stone.

The first European settlers to arrive in the
area were Deborah Snowden Brooke and her
husband James Brooke, who in 1728 moved
into Charley Forrest near presedayBrooke
Road. The Brooke, Thomas and Snowden ' - -

families were the earliest Quaketo reside Figurel.a I NIISy S FyR . 2yRQ& wmy cshowng thd dév&lopmehty (
in the area and were founders of the Sandy pattern in Sandy Spring and AshtdRlain Boundary in red)
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Sandy Spring. These early establishments
includedabl®d1 & YA i K
shop, shoe store and a general merchandise
store around which Ashton developed. In
1860, Sandy Spring residents Caleb Stabler
and Charles G. Porter built a general store at
the southwest corner of the crossroads. In
rural communiies, such stores were
important community gathering places and
hubs of social connection.

In 1889, Ashton was officially established as
an independent village with the opening of a
post office within the general store. Little
additional developmenhad ocairred to this
point and the community was still
characterized by a small commercial core
with outlying rural residences. Homes
associated with prominent Quaker famities
Bentleys, Stablers and Millersdjoined and
surrounded the village center. Mgrof these
homes are designated to tHdaster Plan for
Historic Preservatio(MPHP) Within the
planning area, CloverfAPHP Resource
#28/65) is a brick, Greek Revistyle
residence builaround18491852 on part of
/I'ftSo .SyidtSeqQa
Ealy devdopment also reflected the
presence of a large, free black community,
one of the earliest in Maryland. Formerly
enslaved people freed by Sandy Spring
Quakers in the late 8century and others
FGGNF OGSR G2 GKS | NBI
generally antislavery dtitudes settled along
Brooke and Chandlee Mill Roads, west on
Norwood Road, and to the east of the village

of Ashton. The Ebenezer Baptist Church

' YR ¢ KS S tembidngréaifsaalong Route 108 to the

east of the crossroads as a legacy of this
02 Y Y dzy A (i preQance houdhfthe
associated church has since been
demolished.

Homes built through the late 1Band early

20" centuries represented a wide range of
popular Victorian architectural styles, as well
as Craftsmasstyle cottages and bungalows.
While many éthesestructures were
demolished or significantly altered during the
mid-to-late 20" century, some survive
addingvisual interest and refleatgthe
O2YYdzyAleQa INRBSOIKOD

Commercial and residential development in
the second half of th@0th century added

new community amenities and more modern
structures to the village center. The historic
crossroads at the heart of the village remains
as the center of the community and a
ISYAYRSNI 2F ! aKG2yQa

.t 22YFASER SadlrdSo

08 GKS vdzr { SNAQ

2NAIAYE O
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1.3 Vision character othe greater Ashtortommunity. stewardship of historic sites and buildings

ThePlan provideszoningand design andto promote heritage tourismThe
Ashton is envisioned as a compact, {dse, recommendationshat areappropriatefor Crossroads & Culturéritage theme
walkable and bikeableural villagewith a mix allowing thedensity and useexpected fora highlighs both the African American and

rural villagewhile ensuring thahew
development harmoniously blends in with
the existing development.

Quakerheritage in the communityThe Plan
consides! aKi2yQa LX I OSYSyi

of land uses. It is a community with diverse
housing options that are affordable and

attainable for residents of all ages aat Heritage Area ands relationship to cultural
various income levels. New buildings frame 1.3.2 MOBILITY resources and heritage tourism.
the streetscapes and open spaces witthe One of the keys to implementing the Ashton
community.New open spaces are inviting Village Center vision is to ensuiteat the

and accessible to all and provide activity for availability and design of the pedestrian

all agesVehicular parking antbading network putswalkabilityand bikeabilityat
services are located behind and to thigles the forefront, meeting theO 2 dzy (i & Q&
of buildings well screened from the public commitment toVision Zerdsee sidebaon
realm Connected and shadesidepthsand page28). This can be donbéy keeping the
sidewalksrovide for safe and convenient roadways righisizedfor avillage and

ways to walk and bike and through the ensuringthat all village residents and
village.CGontext-specific architectural businessesave full access tbicycle and
elements, such as front and side porches, pedestrianinfrastructure including linking
covered stoops and bay windowsgeatea Ashtonto Sandy SprindThe2015Sandy
sense of community integration arséfetyas Spring Rural Villagelanincluded similar
residents walk and bike along village streets. recommendationg ThsPlan alsevaluates
Land usessite design and landscapiage currentand projectedravel conditions on
sensitivefi 2 ! aKi2y Qa f 2Ol (A ¥y 108aidMD B58to ensure continued
headwaters of tributaies to thePatuxent adequacy of these major transportation
River ad the Rocky Gorge drinking water routes.

Reservoir.

1.3.3 HERITAGE
1.3.1 VILLAGE CENTER AND RURAL Finally, theproposed Plan area falls within

CHARETER the Crossroad#: Cultures thematic cluster of
This Sector Plan providsguidance and GKS O2dzyieQa | SNAGEFIS ! NBFX | SNAGE3S
recommendations tdoster a sense of Montgomery.Officially certified by the
communityin Ashtonby promotinga Maryland Heritage Areas Authorily 2004
transition from avehiclecentriccommercial HeritageMontgomery was established to
crossroads into giableand vibrantrural raiseawareness off KS O2dzyié&Qa NAOK | NNy & 27

villagethat protects and enhancethe cultural and historic resourcet) support
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CHAPTER ERAMEWORK

Thrive MontgomenrR05Q is being developed

2.1 Previous Plans contemporaneously with this Plan.

Many previous planning efforts have shaped
the Ashton communitypver the passeveral
decadesThearea that includes Ashton was
added to the MarylandVashington Regional
District(the geographical areander the
planning jurisdiction of MNCPPQh 1957

and asmall part of Ashton was included in
the 1961Master Plan for the Upper
Northwest Branch Watershed'he 1964
General Planupdated in 196%hashada
profound impact on the development of the
entire county while the 1980 and 998

Cover from the 1969 General Plan
Sandy Spring/Ashton MastPlansprovided update.

more focus fothe area

2.1.2 1980SANDY SPR3MSHTON
SPECIAL STUDY PLAN

. Forty years ago, the 198kandy
€ ézpﬁng/Ashton Special Study Pfought to

2.1.1 X ON WEDGES AND CORRIDORS
Localplanning in Montgomery County is

'y OK2 NBR A yI96dGeseralryuzy
which wasupdated in1969andfurther

refined in 193. See pagei for background

on the General Plarx On Wedges and
Coriidors. The General PlaiRefinementvas

the most recent update to th General Plan

in 1993. Another update to the General Plan,

Ashton and the land surrounding the two
villages bydbalanc[inglthe sensitive rural

regiond transportation demands, the cost of
housing, open space preservation, rural

preserve the rural character of Sandy Spring,

environment with todaRd Y2 RSNY LN

ThriveMontgomery 2050

MONTGOMERY 2050

Let's Plan Our Future. Together.

Thrive Montgomery 205Was launched
in 2019 tocreate a new comprehensive
plan for Montgomery County thdiuilds
upon the foundation set by the 1964
General Plan and all subsequent plans
and policies The plan wilinodernize the
2NRIAYf LlabdlCgratars 2 §
conceptandrefine it for the next 30
years to ensure its relevance for
G2Y2NNRgQa OKI Sy

Three broad outcomeserveas the
strategic frameworKor the plan

Economic HealthtWe want to ensure a
vibrant, strong and competitive
economy.

Community EquityWe want to ceate a
place where all residents have equal
access taffordable housing, healthy
foods, employment, transportation,
education and more.

Environmental ResiliencaVe want to
preserve our natural and built resources
and usethe best strategies to fight
climate change and mitigate the impact
of planned changeand unexpected
events.
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YAYolftfQa al NS

YAYO !l tf @asasmalybrd i
nursery and produce stand that was
located on the south side &fiD 108
betweenMD 60 and Porter RoadBoth
the marketand 8 A 3 K6 2 NA y 3
were demolished in 2020 after years of
neglect; a new mixedse building has
been approvedo replace them

YAYGLftQa al NS
it was right next taViD 108

YAYolffQa al N} SaG |
restaurant in P98 after the house had
been removed and the market relocate(
to make room for parking.

sanitation and need for improvements to Other plan objectivesvere to provide safer
commercial areas To put itanother way, pedestrian, bicyclist and vehicular trayel
the plan aimedy G 2 & ( N beBvedn o I frighytsz&the road crossections in the
modern needs and histar charad S (1980 commercialillages anandorseefforts
Sandy Spring/Ashton Special Study Plan towards historic designations of many
summary, unpaginated). properties within the areaThe 198(Plan
had more specific recommentians for
Sandy Spring thafor Ashton, but did

small plant nursery and produce stand that
was located on the south side D 108
next to where the Exxon stands todand
has subsequently closed

e k!/]§]f/0‘pif// 10-Ashion

- ; 7Y
Opeaial ait Plan

Cover from the 1980 Plan

The 1980 Plan made zoning
recommendations to allow slightly more —
commercialdevelopment within the village \ .
centers The Plan alseecommendeda

modest increase inesidential development
in the centerdo provide affordable housing
opportunities for young adultsThe 1980
Planeither downzoned or required cluster
development outside theillagecenters.
Allowing only larger lots immediately outside

the centerscreated a buffer from Olney and 1980 Plan. Areas in black were zoned

L &KG2y GKEG g2d R 6 &0 NBYAFKSYondhKSysg At € F3S

Center's identity by sharpening the contrast recommended for the northest

betwgen the village and surrounding rural quadrant of theMD 108650 intersection.
F NBFaé¢ 6L nmod

Detail of the Proposed Zoning Map from
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2.1.3 1998SANDBHRING/ASHTON
MASTER PLAN
Almost 20 yearsfter completion of the
previous planthe 1998 Sandy Sprihgshton
Master Plarbuiltonthemcoy n t £ I y Q&
commitment to maintain and preserve the
rural character of Sandy Spriagd Ashton
The Plan made recommendatis designed
to emphasize the separate characters of
Sandy Spring and Ashton acahfirmed
many of the previous recommeations such
as theright-of-way widths onrMD 108and
MD 65Q and the creation of clear and
attractive entrances to the villages

1998

Coveifrom the 1998 Plan

Thel998Plan also proposed design
guidelines for New Hampshire Aven{D
650) north and south othe AshtonVillage
Centerthat would maintain its essential rural

atmosphere and charactelong the roady
recommending wooded edgeshere feasible
and preserving open space.

The 1998Plan proposed a small increase in
commercially zoned land toreate an
incentive for revitalizatiorof the Ashton
Village CenterThe Plarapplied a new
residential zone, the Rural Neighborhood
Cluster(RNGzone to land in the northeast
quadrant This changellawed for cluster
development with the provision of alic
sewer and with significant amounts of
undeveloped open spac&he 1998 Plan
proposed theSandy Spring/AshtoRural
Village Overlayonefor the village centeto
provide limits on allowed commercial uses,
building heightsaand architectual formto
help ensure theproperscale for a rural
village

Specific to the Ashton Village Center, the
1998 Plan recommended allowing for a
modest expansion® YA YOl £ f Qa
contributed significantly to the sense of
O2YYdzyAile IyR G2
limiting residential development in the
southeast corner oD 108and 650 to
singlefamily homes rather than townhouses;
and rezoning the Cuff Bperty (now home to
the Alloway building) from residential to
commercial zoning. (This recommendation
had beenincluded in the 1980 Plan but had
not been implemented).

Detail of the Proposed Zoning Map from
1998 Plan. The northeast corner retained
GenerdCommercial@2) zoning and the
shaded areas in the southern corners
show a modest expansion to thelC

zone

2.1.3.1 DefiningRural Character
The earlier 198@&andy Spring/Ashton Special
Study Arednad attempted to preserve the

a | '3l haracterpikSRNYWKSpringcaAshton
through largelot, low-density development

i KS gRreughout Becpgea Wtk PURErnfi S NJIT

development in the Miage centers. By 1998
it had become clear that the large lots, in
particular those in the -AcreResidential
Estate RE2) zone developed as desely as
possible given the zone and did very little to
preserve the rural landscape.

The 1998 Plaspeculatsthat part of the
reason the rural character wasodingwas
because the 1980 Plan had not clearly
defined what, exactly, constitutes rural
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character. The later plandentifiesthe
following five elements of rural character
which thisPlan corfirms:

New Hampshire Avenue Rural Character Concept

1 Rural Open Space

Re-create Rural Character Large areas of cropland, pastures,
- provide natural woodland meadows and woodland characterize the
edging pavement rural open space. The 1998 Plan
- avoid lawns, berms and designateskey properties_wbre 7®%t0
"composed™ suburban 85%of the landisto remain open and
landscaping rural in characterRural open spacés

intendedto provide attractive entries to
Sandy Spring and Ashton.

Maintain existing Rural Character 1 Rural Traditions
The large number of &ioric properties
Maintain views of Rural Open Space in the Sandy Spring/Ashton area
- cluster away from road; characterze the rural traditions in the
Mount AirY - S behind pasture & homestead area. The 1998 Plan plespecial
iy Ashion fa”r:’ beyand vista of open emphasis on the protection and
€ Cent lelds . . . .
£ " - ensure that pastures and fields t)hreservatlon of”the ;l]storl_c _strtIJctur_es in
dominate vista e area as well as the original spring

from which Sandpring gets its name.
The 1998 Plan proposé  NHza GlA O & wd:
[ SAF 08 ¢NIAfé O0STAAYYAY
Manor, passing by the Sandy Spring and
then passing by several other historic
structuresalong Meeting House Road.
@& Cifton ¥ The trail would then travel alonglD 108
Srock tans e to the Sandy Spring Museundlost of
4 A/

Ednor Road ][ﬁ. this trail exists today athe Underground
Railroad Experience Trdigginning at
1+ = 1200 1\ Woodlawn Manorput it currently ends
at the Sandy Spring.

_ _ 1 Rural Neighborhoods
The rural character concept for New Hampshivenue from the 1998 Plan (Figure As an alternative to traditional RE

18, p. 44) zoning, he Rural Naghborhood Cluster
zonewas createdvherein the residences
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are clustered on 1%to 30%o0f the site
around a central neighborhood open
space The other 7@6to 85%is left as
open land.Small clusters of residences
oriented around a central neighborhood
openspaceare surrounded by a much
larger open spacd-he residaces behind
the CV®n Ashton Knolls Lane and south
of the Plan area on Hidden Garden Lane
are good examplegf clustering homes
and preserving open space.

Rural Roads

The 1998 Plan includes design guidelines
G2 aKSAIKGISY GKS
rural area and preservihe character of
0KS NI9sSHREP. 1a) with two
through lanes and at most one additional
turning lane or acceleration/deceleration
lane where needed.

New Hampshire Avenue from Ednor
Road to the Hawlings Rivisr
recommended tdkeep its rural chareter
(see sidebaon pagel0). This concept
highlights specific sections of New
Hampshire Avenue where exiggimural
character and views along the road
should be maintained and whethey
should be recreated through new
woodland edging the pavement and by
avoiding lawns, berms and suburban
landscapingX998 Plarpp. 4345).

These rural roadsontrast with the 198
tflyQa
within the two village centersyhere

buildings are to line the main street.

1 Rural Villages
The two village centers in tHE998 Fan
are designatedas places where residents
caninformally meet while going about
their business. The 1998 Plan outkne
ways to improvehe Sandy Springfillage
Center butdoesnot mention
corresponding improvements tine
AshtonVillage Center

Most of theelementsthat help definerural

characteridentified in the 1998 Plampply to
the largerarea surroundingandy Springnd
Ashtonas opposedo the two village centers

& Sy @ underlying RUKRRsE of tHEOQBRIaniGta A &

maintainthe ccritical masg of cropland,
pastureand woodlandhat separatesthe
two villagecentersfrom the more auburban
surroundingareas allowing these village
centers to berural villages.

Theserecommendationded tothe
establishment of the Rural Neighborhood
Cluster(RNC) zone, which applied to the
areas around the village centets preserve
largeopen spaceandto concentratehouses
aroundsmallerneighborhood open spase
Therural roads element in the 1998 Plan
further protectedrural vistasy hiding
suburban development

Of the five elements of rural character
identified inthe 1998 Planonly the rural
village element appliewithin the bounday

NEO2YYSYyRL GA 2 Yidnis Pianthe 'thiﬁpurb@é’fdﬁeéAshton

Village Center Sector Plan is to provide
guidanceto turn the existing commercial

center into a more vibrantural village center
in Ashton.

2.1.3.2 Establishingillage Centex

The 1998 Plan expressly called for a more
detailed concept plan of the 8dy Spring
Village Center, resulting in the 20$andy
Spring Rural Village Plafihe 1998 Plan
recognized that its scope was too broad to
provide the required level of study and
refinement needed to fully implement the
concept of the Sandy Spring Villa@enter.
Notably, the 1998 Plan ditbt make a similar
recommendation for the Ashton Village
Center but it has become apparent that a
similar efbrt is needed to properly protect
AshtorQ & O K anNdo hplSrigdt the
broader goals from the 1998 Plan

TheAshton Village Centdrasyet to be
revitalized as envisiondd the earlier plans
Afew projectshave beercompletedin
Ashtort notablythe Albway Building and
the CVSharmacy Another projectAshton
Market, is approvedfor constructionof
townhousesand a mixeelse buildingat the
corner of Porter Road andD 108 However,
the southeast quadrant of the village center
has not realized theommercial and
residential uses expected in the Plarea

The Ashton Village Shopping Centérough
well occupied has become dated ardbes
not provide theactivation and pedestrian
circulation desired ¢ K S
t 1 OS¢
feet of commercial space arsgvensingle
family detached homes, was approved for

Gl aKbG2y
LINE 2 § (v, an0 syyiade O

K

Ay
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construction in tle southeast quadrarin
2008 but was nevebuilt.

Additionally, éaturesthat contributed to the
character of Ashtoim 1998no longer exist.

At least a dozen of the houses and other old
structures in or near th&ector Plan area

have been removed. Somev®been

replaced with new houses that retain none of
the stylistic elements that characterized the
homes they supplanted. Several more houses
have been built on lands that were actively
farmed in 1998.

This Plan seeks finally make Ashtora
walkable, attactive, prosperous and inviting
rural villagethat reflectsthe rural character
of the surrounding area. The Plan
recommends a mix of landsas, improved
street character and a gathering space for
the people living in and around Ashton.

2.1.4 2015 SANDY SPRIRGRAL
VILLAGE PLAN
The 2015 Plan fulfilled a recommendation
from the 1998 Plan for a detailed study
Sandy Sprintp enhance rural characteon
the north side oMD 108 improve the
pedestrian realm througbut the village
center, create an open space thaould
serve as a civic attraction and continue to
manage land uses to preserve a village scale
of development. Ta 2015Plan also
recognizel that the 2014comprehensive
Zoning Ordinanceevisionhad notconvered
the previouszones to appropriately scale
new zones and madeew zoning

recommendationgor Sandy Springlhe provide a breakmaintaining thetwo distinct
recommended zones allowed tI&SA village centers.

Overlay zon¢o be removed from the Sandy
SpringVillage Center.

The 2015 Plan encourages the preservation

2T {FyR& {LNAYy3IQa NIzNJI f
enhancimg the entrance to the village from

the west at Norwood Roaand MD 108and

by reinforcing distinctions between the

village core and adjacent areasth

scattered homes and woodlands

The 2015 Plan describes the experience of
entering Sandy Spring from theest, where
one passes scattered houses, woods, open
farm fields,a gardening center behind white
farm fencingand afew larger uses a school,
a church, a veterinary clirticset well back
from the road or hidden from view by
wooded areas.

Ashton has similaentrances. Traveling from
the north, one passes farmland, woods and
widely separated houses before sensing a
transtion at Lethbridge Court and Ashton
Knolls Lane just north of thdD 108650
intersection. Heading to Ashton from the
east has a similar inggt, only feeling like
one has entered Ashton at the entries to the
CVS and Sandy SpriBank. From the south,
the transitionin density and land use starts
just before Crystal Spring Drive about a
guarter of a mile from the intersection.

In between Sand$pring and Ashton,
Sherwood High School and tlage lot
residentialarea across the street from it

OKF N} OG4SNJ o8

12

Ashton Village Center Sector Plan Working Draft



2.2 Demographic Information

The AshtorSandy Spring Census Designated
Place (CDP) closely megponds to the area
covered by past mastgrians for Sandy
Springand Ashtonand isusedfor the

purposes of analyzing the demographic data
for this Planwhich has amrea too small for
Census datan its own

In general, households in the CDP have
higher incomes, higher levels of educational
attainmentandhigher proportions of the
population in older age cohorts and are
whiter than thecounty as a whole.

The population in the Sandy Spring/Ashton
area has increased significantly since the
most recentturn of the century. The

estimated populatiorwithin the CDP was
6,136 people in 2018, an increaselob78
people (38%) since 2008pproximately 82%
of the householdwn their residence
substantiallyhigher than the Countyate of
65%.

Households in the[@P aranore affluent
thanthe rest of the county, with the median
household incom&$135,375)about 27%
higher than the county as a wholdousing
values are also considerably higher in the
AshtonSandySpring CDP than in the county
overall with 66.3% ofAshton homes valued
at more than$500,000 ersus46.1% in the
county. The median home value #shton is
also high at $645,900 compared to
Montgomery Countyt $476,500.

Chart2. AshtonrSandy Spring CDP Race 200Q8.

"

= White, not Hispanic

m Black, not Hispanic

= Asian or Pacific Is., not Hispani
= Other race, not Hispanic

m Hispanic or Latino

Chartl. Age Distribution in 2018.

B Ashton-Sandy Spring CDP = Montgomery County
B 2.9%
6.4%

—— 25.4%
19.2%

0-4 years

5-19 years

I 12.9%
20-34 years 18.7%

I 10.3%
35-44 years 13.8%

[ —— 29.
45-64 years 22793%/?’

I 7.8%
65-74 years 8.3%

75 years and older_ 11.6%

6.3%

The Ashton CDP has @lerpercentageof
schootagechildren(5-19), adultsage45to

64 and seniorage75and abovecompared

to the county The number of housing units
increased by 437 between 2000 and 2018, or
27% however, growth appears to have
slowed considerably in recent years, with
only 33 new homes built since 20I¢his
pattern of population and home construction
suggests that manyoungcouples ofamilies
hadmoved into thenew houses constructed
in the areain the early 2000sand their
children are nownaking their way through
the school systenin the lastsix years
youngerfamilies haveslowed theirmoving
into the area.
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Also notable is the percentage of single
family detached homes in the CD@rsus the
county in generalln the CDP82.6% of the
housing unitsare detached homeswhile the
county average i47.4%

While less diverse than Montgomery County
as a whole, the Ashte8andy Spring CDias
diversified somewhat since the 2010 Census
with Black, not Hispanic andispanic or

Latino groups making the largest gaiiae
area is still’5% White, noHispanic

compared b 59% for the County

Residentsn the AshtonSandy Spring CDP
have very different commuting patterns
compared to the countyOnly 5% take public
transportation compared to 15%f county
residentsoverall converselymore people in
AshtonSandy Spring dré alone to work
(78% \ersus65%)and about twice as many
people are likely to work from hom@ 1%
versus 6%)

14
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2.3 Outreach

Community engagement is a key component
in the creationof this Sector PlarA variety

of engagemenstrategieswere used to

create an environment that supported public
participation.Stakeholdersvere identified

that had an interest in an Ashton Village
Centerincludnglocal residents, homeowner
associations, and business owneffese
groupswere invited to paricipate, share

ideas ad provide feedbackThe plan

visioning andsubsequent plampreparations
were shaped by the outreach and
Sy3al3asySyi

Panners usd social media, electronic
communications and other innovative tools
to conwy information abouthe Plan and
encourageparticipationin its development
Opportunities to participaténcluded in-
personcommunity meetings andumerous
follow-up digital meetings with interested
community organizations. TH&lanning
Department has miatained awebsite tha
hasserveal asa clearinghouse for information
on the Plan.

As a direct result of our engagement and
outreach efforts PlanningStaffreceived
generoudeedback through all stages of the
PlandevelopmentMuch of the feedback
from the early kicloff meeting and the
design workshop in Octob@019included
the desire to keep the village modest and
compatible with the existing suburban and
rural developmenby including strict controls

6SQ0S KIR ¢

on height, density and design elements.
Staleholdersalso identified a ned for a
gathering space accessible to everyoitee
need to improvepedestrian connectivity and
safety along the two major highways,
particularly forthe Sherwood High School
studentsthat walk to theAshton Village
Shopping €nter after schooJwas anotler
common element

At thecommunity liiefingon January 29,
2020,Planning &ff heard a lot of concern
from attendeesthat whilethe focus on
design was appreciated, throposed
density and lack of welhtegrated green
ol walk KLof b SRR
of arural villageIn addition to comments at
these public eventsjumerousemail
messages and mail from the communitas
received and considered during tian
development(see Technicahppendiy. The
messagesvere similar to thoséneard a the
public eventsA minority ofcorrespondents
have voiced support for thearly
recommendations presented ifanuary,
favoringmoderate housing densities, as long
asthe design and architecture is kept
appropriate for arural village.All the
stakehol@r groups share a common interest
creating a viable village center that provides
an opportunity for residents to connect.

Outreach Events

Communitykick-off meeting on May
16, 2.9

Planning Board approval of the
Scope of Wik on May 23, 2019
Participation in the Strawberry
Festival on June 1 and 2, 2019
Reoccurring office hours at the
Sandy Spring Museum during the
summer and fall of 2019

Bus tour of Alexandria with the
communityon October 1, 2019
Community walk audit on Qaber
15, 2019

Twao-day design workshop on
October 15 and 16, 2019
Postdesign workshop summary
meeting on October 24, 2019
Community briefing on early
recommendations on January 29,
2020

Postcard mailing to afiroperties
within ~1 mile of thevillage center in
March 2020

AT =

Community briefing at Sandy Spring
Volunteer Fire Department in January
2020
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2.4 SWOT Analysis

During thetwo-day design worksop in
October 2019, participantén partnership
with Planning Staffconducted an anlgsis of
the AshtonaredQ strengths, weaknesses,
opportunities ancthreats dso known as a
a{2h¢ I ABWETanafsisa
commonly used tool during plan visiogi
exercises to help all stakeholdagain a
holistic view ofwhat needs to be improved
and whatplanrecommendationsan support
those improvementsThe results of this
exercise are summarized below.

2.4.1 STRENGTHS

Strengths arél KS O2 Y ¥ximyhg (0 & Q&
assetghat should be identifiecand
protected.Participants described Ashton as
an historiccommunitywith a smalitown feel
that takes much of itsharacterfrom the
naturalenvironment and open spaces.
Ashton has a variety of building types and
houses for a diverse range of people and
uses. Theresence of Sherwoodigth School
and SherwoodHementary School in the area
are also seen as strengths.

2.4.2 WEAKNESSES

Weaknesse#lentify existingfeatures within

the community that are not working as well
as stakeholders would lik&Vorkshop
participants described several weaknesses in
the Ashton areaincluding a lack of a
community gathering space for events and
social interactions, amcomplete and unsafe

pedestrian and bicycling network, and heavy
traffic leading to long wait times and
dangerous situations at the main
intersection.Additional weaknesseinclude
the lack of affordable housirgnd the lack of
a cohesive plan for thellage center.

2.4.3 OPPORTUNITIES
Opportunitiesare positiveoutcomes that are
easilyattainable or inherento the future of
the community.Increased diversity in the
community,i KS LINRY2(dA2y 27
history and culture, and the preservation of
low-density development between the

village centers of Ashton and Sandy Spring
were some identified opportunitiedhe
potential foran improved pedestrian realm;
additional trees, ladscaping and open space;
and appropriately scaled development in the
village cente, includinga gathering space

are other identified opportunities

2.4.4 THREATS

Threats to the community includaossible
negativeoutcomesor forces At the
workshopseveral tleatswere identified
primarilythat overdevelopment would
overwhelm the village center with no regard
to scale or architecture whileorsening
existing traffic congestianmhe decay of the
existing infrastructure, the general loss of
mature trees and ope spaces, and
degradation othe environment and
watersheddrom overdevelopment are also
threats to Ashton

2.5 Equity

In late 2019, the Montgomery County Council
passed the Racial Equity and Social Justice
Act with Bill 2719 which requires the

Planning Boat to consider racial equitgnd
social justice impact when preparing a
master planTheact took effect on March 2,
2020, almost one year after the Ashton
Village Center Sector Plan scope of work was
ad d.While the full requirements of the

bLﬁI were ngt ('K:E%ﬂs]i'dgrgd during the
devdopment ofthis Sector Plan, thePlan
process andts recommendationsvere still
looked at through an equity lens.

In addition to all of the outreach efforts
undertaken over the past yedPlanning

Saff, in an attempt to reacless civically
engaged citiens, mailed a postcard to all
residents and property owners withione
mile of theSector Plan boundary notifying
them that a plan was underway and
encouraginghem to visit our website and to
providetheir feedback.

Equity conglerations impacted rmany
recommendations in this Sector Plan,
including ensuring complete infrastructure
for nonauto transportation modes, new
accessible community open and gathering
spaces, and zoning that allsfor new
housing opportunities that are me
attainable for youngefamilies or people
with less means than the median in Ashton.

16
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2.6 Ashton Rural Village
CenterConcept

This Plan includes recommendations for
zoning and land use, historic preservation
community design, &insportation
connectivity,open spaces and other public
resourcesandthe environment The
following chapter provides overall
recommendations that apply across all of the
Sector Plan areand include each of the
previously identified subject areathe
Neighborhoods chapter providdecal area
and property-specificrecommendations
broken down bythree planneighborhoods:
the Village Core, theResidentialEdge and the
Rural Buffer (seeMap 4).

The VillageGore neighborhood is the heart of
Ashton and includesranyrecommended
improvements to streetscafge open spaces,
connections, traffic operation and
development. Thé&/llageCore is envisioned
as the vibrant, walkable center for
community life in Ashton.

TheResidentialEdge neighborhood contains
a mix of sigle-family detached houses and
townhousesand provides a transition
between theVillageCore and the more rural
areasbeyond

TheRural Buffer neighborhoods at the
western edge of the Plan areagcibntinues
the recommendations of previous master
plans b preserve the rural entries to Ashton

Map 4. PlanNeighborhoods
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andto provide a separation frorBandy
Spring to keep the two centers distinct.
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CHAPTER AREANIDERECOMMENDATIONS

3.1 Overview

ThisChaper provides a series of
recommendationsorganized by subjedio
helpachievethe visionof this Planincluding
appropriate zoningtransportation and
design recommendations in addition to open
spacesenvironmentalconsiderationsand
historic resourcedDesignrecommendations
are neededo ensurethat the scale of
development is compatible ith existing uses
and open spaces aaxcesile, comfortable
and functional.

3.2 Land Use andoning

To achieve the ultimate vision of this Plan,
land usesand the correspondingoningmust
be evaluatedn the Plan area to ensure it is
appropriate for the rual village vision for the
community.

3.2.1 EXISTIE LAND USE AND ZONING
The existingland usepattern (seeMap 5)
showsa distinctseparation between th&an
neighborhoods. ThRural Buffer

neighborhood,jncludingthe highschool,
moded agriculturalusesand larger

residential lotsalready achieves #hdesired
green separation between the village centers
of Ashton and Sandy Spririche land north
and southof MD 108is zonedRural Cluster
(RQ and Rural Neighborhood Cluster (RNC),
respectively.

The Residential Edgentains numerous
detachedhousesandtownhouses mostlyon
smaller lots New townhouses are being built
along Porter Road ocurrently vacant
property. Land along portions d?orter Road
close toMD 108wasrecently rezonedy
local map amendment td <10 (Townhouse
Hoatingzoneallowing up to 10 units per
acre). The existing residential development
along Hidden Garden Lane and the other
parts of the southwestjuadrantare in the R
90zone and parts of thesoutheastquadrart
are zoned F60 and RCA few properties to
the north of the intersection are in the-B00
zone

The «isting land uses the Village Core are
commercialr vacant andargelyreflect the

zones that were in place at the time the
propertieswere developedTheChrig
CommunityChurchof Ashton(R90) and a
BG&E electrical substation-@®)are alsoin
the Village Coreeighborhood

Prior to the 2014 Zoning Ordinance rewrite,
the zoningin the northeast, southast and
southwestquadrantsaround the major
intersection ofMD 108and MD 650was
commercial G1 and G2), which is reflected
by the businesse these areasdn 2014
these commercial zones were translated to
the mixeduseCRTzone weightedmore
heavilytowards commeral floor area ratio
(FARrather than residentialThe northwest
gquadrantwas developed under a now
discontinuedPlanned Developmer#one
(PD5); the smallshoppingcenter, the
residential development behindnd the
large open space area containing a
stormwater management pondere all built
as part of the planned developme(gee

Map 6).
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Map 5. Existing Land Use
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Map 6. Existing Zoning
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3.2.2 PROPOSED LAND USE AND
ZONING
This Plan does not propose land use
zoningchanges in the Rural Buffer or
Residential Edge neighborhooelscept to
replacethe Planne Developmenizonewith
the TLOXTownhouselLow Density)zong
based on the densities of the existing
townhomes and detached houses

The SectoPlanproposesvery mocdestland
use changewithin the Village Core to
encourage development of a more
meaningfulvillage centethat puts an
increasecemphass on residential density
over commercial densitgseeMap 8).
Proposed zoning in the Village Caarefully
manages the types of commercial uses that
may be built generallygoing fromCRF0.75
and CRT1.25(Commercial Residential Town)
to CRNO.5 (Commercial Residential
Neighborhood)with both commercial and
residential uses being allowed to utilize up to
the full 0.5FARTNhis increases the allowed
residentialdensityby 0.25 FAR the two
southern quadrantand reduces the
potential for commecial developmenby

0.25 FARn all the CR-Fonedproperties The
commercial portion of the PBB zone the
church property in the southwest quadrant
and most of the properties in the southeast
guadrantwill alsobe zoned CRNith a total
FAR 00.5.

The pecificzoningrecommendations are
also discusseth the Neighborhoodchapter
of the SectorPlan

3.2.3 SANDY SPRING/ASHTON RURAL
VILLAGEVERLAY ZONE
As can be seen on the Existing Zoning Map
(seeMap 6), much of thePlan areas alsoin
the Sandy Spriridshton Rural Village
Overlayzone TheSSAOverlayzonewas
created torestrictuses andprovide
guidelines to achieve@ @A f t I 3 S
development in both Sandy Springdan
Ashton

aol

The 2015 Sandy SpriRyiral Village Plan
rezoned properties from the CRT to the CRN
zone andemoveal the SSA Overlay zone
from the Sandy Sprinyillage Centebecause
of the finergrained management of land
uses densities and heights allowedtime C/R
family of zonesA similar reviewwas
performed for thisPlan and whilemany
provisions of the overlay are no longer
needed,there are some protectionallowing
specific land uses thatarrant modifying
rather than eliminating the overlay zon€éhe
requirement for site fan should be retained
as the best way to implement design
recommendations.

This Plan recommends removing the list of
prohibited uses in the overlay zone and
replacing the CRT zone witie CRN zont®
achieve a similaresult. The Plan also
recommends removing the properties in the
Resdential and Rural Residential zones from
the overlay zone because thumderlying

zones already offeradequateprotections to

lot sizes ancheights. The zoning text can

then be updatedio remove unnecessary
provisions

Threeexisting uses in the Plan araee not
allowed undethe CRNzong however the
filling stationand auto repair shopn the
southwest corner and the drivtaru
associated with the bank in the southeast
tc<§rr1c'er.A% t-ﬁree of these uses are Limited or
Conditional uses in the CRdnebut not
allowedin the CRNzone This Plan
recommendsaddinglanguageo the overlay
zoneto allowdrive-thrus not associated with
restaurants, filling stationand vehiclaepair
servicedo be considered conforming and be
allowed tocontinueor bealtered, repaired

or replaced.

The Plan also recommends removing text
from the overlay zoneequiring public water
and sewer systems and edfreet parkingn
residential areas to serve nearby commaici
uses becase these provisions are no longer
needed.

The combination o€hanges in the 2014
Zoning Ordinancehe recommended
changes above and thaesignguidelines
provided by this Plarequiresan update to
the purpose of the SSA Overlagne This
Pln recommendupdating the SSA Overlay
zoneQ & LJdzN1J2 & S

Preserve and enhance the rural village
characterof the Sandy Spring and Ashton
village centersisingdetailed sitereview
andthe continuationof community

Ashton Village Center Sector Plan Working Draft
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serving businessegthin the village
center.

See thePlan Appendix for a more detailed
analysis of thegroposed modications to the
SSA Overlay zone.

3.2.4 REMOVAL OF THE PLANNED
DEVELOPMENT ZONE
The newZoning @dinance kept thePlanned
DevelopmentZonesin placebut precluded
their future use. Masteplans done since the
revision was appneed in 2014 have
evaluated land in these retained zesand
have proposed appropriate reclassifications
from the newOrdinance.This Plan
recommends new zoning for thshton
Village Shoppin@enterand the adjacent
residential community, now in the PBzone.
TheCRNzoneshould be applied to the
shoppingcenter consistent with the
recommendations for theest of the Village
Core neighborhood while theesidential
communityshould be rezoned Townhouse
Low Density (TLD).

3.2.5 LAND USE ANIDNING
RECOMMENDATIONS

1. Rezone alproperties in thenortheast,
northwest and southwest quadrants of
the Village Core neighboolbdto CRN
0.5 G0.5 R0.5 H35

2. Rezonall propertiesin the southeast
guadrantof the Village Core
neighborhood tofCRNJ.5 C0.5 RO.5 H
40with the exeption of the BG&E
substation property, whickhould retain
its R60 zone

3. Rezondheresidentialproperties in the
Ashton Villagelevelopment from PEb
and R200 to Townhouse Low Density
(TLD).

4. Confirm theexisting zonindor the
propertiesin the Rural Bffer
neighborhoodand the remainder of the
Residential Edge neighborhoods.

5. Revise the&sandy Spring/Ashton Rural
Village Overlayoneto:

a. Remove the limitations on land uses

b. Removeor updatethe residential
development standards

c. Removethe development sindards
for the Commercial/Residential or
Employmentzones

d. Remove the sewer requireme

e. Remove the use of properties in a
residential zone for offtreet
parking

f. Retain the site plan requirements but
remove the requirement for direct
accessibility frona sidewalk, plaza or
other public space

g. Allow a drivethru as a Limited Use if
associted with a bank. Do not allow
the drivethru to be adjacent taviD
108or MD 650under any condition

h. Revise the purpose statement to
reflect these proposed changes.

i. Revse the boundary of the SSA
Overlayzoneto only cover the CRN
Zonedproperties.

22
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Map 7. Proposed Land Use
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Map 8. Proposed Zoning
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3.3 Community Design

3.3.1 CONTEXT

An integral part of ensuring a vibrant and
successfutural village is the design of the
buildings and public spacds. many of the
older, traditional villages found in the Mid
Atlantic region, building placement and
architecture are critical to achieving the
villagelike character and a sense of place. At
village edges, buildings are typically spaced
farther apart withvarying setbacks frorhe
street. As one gets closer to théllageCore
neighborhood buildings are pulled closer to
the street and to each other to form a
continuous street wall, helping to create a
sense of place and defining the arrival at the
villagecenter. At critical juctures, buildings
are sometimes set back to signify an
important community gathering or civic
space (SeeFigure2.)

Many basic design elementsjch as building
placement and orientation and limiting
building heights are alreadgyrescribed

within the recommended CR2bne This Plan
builds upon the zoning requirements with
additional recommendationghat will

provide visual interest, engage the gditgb
realm and ensure that nedevelopments
enhance rather than detract from the vige.

Theserecommendationsncludegeneral
ways to address buildinglacement,
massingand the use of landscaping to keep
any new construction consistent with the
rural village character this Plan seeks to

achieve Additional cesignelements are
providedfor community open spaces and
transportation systemsvithin their
respective sections dhe Ashton Village
CenterSector PlanMore detailedguidelines
are provided in thédesign Guidelines
chapterwhichboth define andprovide best
practice examplesf these design elements

While theexisting pattern obuilding
placement in the Rural Buffer and Residential
Edgeneighborhoods haan approprige scale
and placement, aignificant portion of the
buildings in the Village Core do not currently
contribute toa meaningful street wallThis
disconnecteawesthe public realm ildefined
and uninviting. Thi®lanstrives to create a
truly vibrant plae that serves as the core to
Ashton.To do thisand maintairnthe
appropriate transition between the Village
Core ad the Residential Edge and Rural
Buffer, new development within the Village
Coreshouldensure that new buildings are
contextsensitive and @mplement existing
buildings in surrounding communities

3.3.2 COMMUNITY DESIGN
RECOMMENDATIONS

1. Building heightimassingand placement
shouldcreate a transitiorbetween the
singlefamily detached dwelling units
outside the Village Comeeighborhood,
and potential commercial mixed-use or
multifamily buildingsclustered around
the intersection oMD 108650.

2. Entirelyresidential buildings with front or
side elevations alonlyiD 108or MD 650
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Figure2. Figure grounds dflid-Atlantic
villages showing development patterns
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Front Gable

Side Elevation

Activated

il

Front Porches

Side Porch

Dormer
Windows

Covered Stoop

U

should bedesignedso that thebuilding
width, buildingmassingand facade
treatment fronting to these roads
suggests ainglefamily detachedr
duplexbuildingform, regardless oacual
housingtype. Thedepth of these
buildingsshould be flexible to
accommodatevarious building types and
building densities.

New commercial and mixedse buildings
containing neighborhooderving retalil
should be located closer to the corner of
MD 108andMD 650to establi$ a clear
village centeor should be placed
adjacent to planned open spaces
establishcommunity gathering spaces

4.

6.

Figure3. Architectural embellishmentgovide visual interest to building massing

Use front and side buildiniggadeso
establishstreetwalls alongviD 108and
MD 650to frame the strees, creatirga
distinction from areas outside th&/illage
Core.

Parking should be located behind or to
the side of building$o avoidvisibility
from the street Parking potentially
visible from the street shall be screened
with walls and/or landscaping to
maintain he street wallParkingshall not
be located at a street corner.

Orient primary buildindacades
includingentrancestoward streets or
publicly accessible open spaces.
Additionalentrances may be located to

10.

11.

12.

13.

the side and rear of buildinger public
or private access

Building heights should wabetween
adjacent buildingswith lower heighs
closer to theedge of the Village Core
neighborhoodandhigher heights closer
to the MD 108650 intersection

Vary rooflines and setbacks in the fton
facade plane tdoreak down the massing
and to provide visual interegor new
buildings.

A majority of buildings should contain
pitched roofs If flat roofs are usedhe
fagade should introduce a cornieéong
the roof edge.

Providepedestrian accessibbass
throughs ketweencommercial or mixed
usebuildings to break up the scale of
structures on larger development sites
and to provide access to the street from
parking areas.

Incorporate architectural elemenis the
fagades such as front and siekirned
gables, frontand side porches, covered
stoops, recess entries, bay windows,
dormer windows and cupolas.

All sides ofouildingshould bedesigned
andbuilt with the same exterior
architecture and building materiais
mind.

Buildingsshouldbe cladded imaterials
and mtternsauthentic torural village
character such as briglstone,wood
shinglesand wood cladding.
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3.4 Connectivity

3.4.1 ROADWAYS

Thetwo state highways(MD 108andMD
650) that form a crossroads at the core of the
Ashton Village Center are major routes
local and regional transportation.
Nevertheless, aessential part of
maintainingvillage character is ensurirlyat
the transportation networks maintained at
an appropriatevillage scal@nd that it be
safe for all users, not just those in motor
vehicles

As early as the 1980 Plan, recommendations
were made to minimize the impact of
highway traffic on the Ashton community.
Traffic studies done for the 1980 Plan
indicated that the road network was
sufficient to handle the traffic at the time

and presumed tht the Intercounty

Connector (ICC), if built, would reduce traffic
volumes onVID 108, Planners and local
residents also found that any alternative that
allowed substantial widening of the twlane
road would be detrimental to many of the
local businessesnal the rural character of

the road.Accordingly, the Plan reduced the
planned wdth of MD 108from 150 to 80 feet
to reflect this reduction.

Figure4. Image from 1980 Sandy Spring
Ashton Special Study Plan showing effect
of 150foot right-of-way forMD 108
through Sandy Spring (plan page 60).

The 1998 Plan emphasized tlamajor route
like MD 650should be maintained astwo-
lane road except for essdat turn lanes, and
that MD 108should also maintain a cross
section with a vilige characterlimitingtotal
pavement widthdo under 40 feet.

The opening of the Inteounty Connector
(ICCMD 200) beginning in 201grovided a
significantly easier eastest travel route
across Montgomery CountyJse of the ICC
hasresulted in an ovell decreaseof
approximately 1,000 daily vehicular trips
through Ashton Villagbetween 2011 and
2018 on bothMD 108andMD 650according

to traffic counts from the Maryland
Department of Transportation

Currently,MD 108remains awo-lane
roadway witha sharedcenterturn lane.MD
650is also generally avo-laneroad, and
while it does not have a continuous shared
center turn landike MD 108§ it does have
multiple approach lanes in both directions at
the intersection withMD 108 The existing
intersedion of MD 108andMD 650has a
non-optimal geometry in the northeast
quadrant caused by a tight turning radius and
an existing utility poleSHA has recognized
the need to reconstruct this intersectiofihis
tfFy &adzZJdR2NIa {11! Qa
intersection for all modes of transportation
and toonlywiden the pavement the minimal
amount necessary to fix geometric issues on
the northeast gadrant.

To furtherthe goals of Vision Zefgee
sidebar on pag@8) and tobuild on the
successes of previous plans to keep roadway
widths to a minnum, this Plan emphasizes
improvements that increase pedestrian and
bicycle mobility. Tiis Plan continugthe two-
lane road policy for botivID 650and MD

108. Additionally, irecommends against
pavement wideninglong, orat the
intersection of MD 650and MD 108
including turn lanes or
acceleration/deceleration lane€apacity
issuesshould be dealt with first by adjusting
signal timing andeconfiguinglane
movements to determinéf efficiencies can
be foundwithin the existing pavement

Ashton Village Center Sector Plan Working Draft
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Bentley Road, which runs along the

northwest boundary of thédan area and VisionZero

next to the historic Cloverly property, is the

only Rustic Road in the Plan area. This Plan Montgomery County adopted a
continues to support theustic designation Vision Zero policy in 2016. Vision

of this road and makeso recommendations Zero is an international effort to end
for additional roads to be included in the traffic fatalities andsevere injuries by
Rustic Roads Functional Master Plan. changing the way we plan and desig
Few opportunitiesexistfor the creation of our roads. It emphasized safety for g
new streets in the Plan area except in the uses instead of maximizing vehblar
southeast quadrant if it weréo be traffic flows, making the roads safer
redeveloped as one project. ThehAsn regardless of whether you are
Village Center Sector Plan does not designate traveling by car, bus, bicycle or on
any new streets but does encourage new foot. Montgomery Cdzy (i & Q &

streets or driveaisles in that quadrant. Any
opportunities to limit curbcuts on thestate
highways should also be exploredth any

redevelopment in the Plan area. It is through themasterplan process

have zero traffic fatalities and severg
injuries by 2030.

that Montgomery County engages
the community to reenvision our

L auto-oriented roadways as safe,
Tablel. Road Classifications complete streets for walking

bicycling and dving. Recommenda
tionsin master plans are

Classification From

Bentley Rd Rustic Plan Boundary OlneySandy Spring 70 ft. implemented through capital
Rd / Ashton RdWD improvement projects and
108) development of sites by thervate

Olney-Sandy Spring Arterial Plan Boundary (West) Plan Boundary (East, 80 ft. sector.

Rd / Ashton Rd

(MD 108

New Hampshire Arterial Plan Boundary (North) OlneySandy Spring 80 ft.

Ave. (MD 650 Rd / Ashton RdD
108

New Hampshire Major OlneySandy Spring R¢ Plan Boundary 120 ft.

Ave. MD 650 Highway / Ashton RANID 10§  (South)
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Map 9. Roadways

. Northwest Branch
Stream Valley Park

== = m Plan Boundary

Parkland

. Major Highway
s Arterial
s Existing Rustic

* Primary
Residential

Ashton Village Center Sector Plan Working Draft

29




3.4.2 BICYCLE AND PEDESTRIAN
NETWORK

To implement Vision Zero and to

complement the village centecompleing

the bicycle and pedestrian iafstructure

within the Sector Plan areis apriority. The

existing infragructure is limited toa

substandard sidewalk that runs along the

south side oMD 108connecting Sandy

Spring to Ashton; a very short section of

sidepath along the west side MD 60

south ofMD 108 a sidewalk on the east side

of MD 650north of MD 108 and a short

section of sidepath on the north side BID

108east ofMD 650 Thesewere built over

the years as frontage improvements required

by individualdevelopments.

Plannersand other stakeholders
conducted a walk audit on October 15,
2019 along with personnel from SHA.

This Sector Plan continues the

recommendations of the most receslicycle
Master Plarin calling for aninimum10-foot-
wide sidepath along the west side MD 650

from the intersection oMD 108south to
beyond thePlan boundary A minimum 10
foot-wide sidepath should also be built on
the north side oMD 108from the
intersection ofMID 650to the existing
sidepathat the SandySpringMuseum These
off-road paths were also included in th898
Sandy Spring/Ashton Master Plan

The Mayland State Highway Administration
(SHAhas drawn up preliminary engineering
plansfor the sidepath along the north side of
MD 108through the length of the Sector Plan
area Howeverthe project has not had the
funding to advance to final design and
construction. The path aloniIiD 108 along
with the MD 650sidepath,would likely need
to continue tobe funded though the&Capital
Improvements ProgramCIB because
redevelopment is unlikely in the short to
mediumterm.

Two signalized intersectionsithin the
Sector Plameed improvements to
accommodate cyclists and pedestriaid
108at MD 650and the eastern access to
Sherwood High School &aD 108

SHA identified these two intersections as
needing improvements and is tentatively
moving forward with improgments toMD
108at MD 650as part of I5cal Year 221.
These include new signal polegtter

signage and markingsheelchairamps and
crosswalks across all four crossings. These
improvements should also consider the poor
geometry and the existing utiji pole in the

Figureb. Revised intersection at MD 10
and MD650 with marked crosswalks,
new sidepaths and sidewallen
increased turning radius in the northea
cornerandfewer drivewayst the filling
stationin the southeast corner
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northeast quadrant of the intersection (see This Sector Plasupports{ | | Q& aBdf F 2
Northeast Quadrant sectioim the continues to place a high priority on
Neighborhoods chaptér rebuildingthe signal at Sherwood High
Schooto improve pedestrian and bicycle
crossings, ad on encouraging theplanned
sidepath on the north side dfiD 108

A new crosswalk with walk signals should be
added at the signalized intersection in front
of the high school to provide safe crossings

to this new sidepathThe existing bus gp Any development ofhe landin the

located at the western entrance to the high southeast corner othe intersection should

schod would be better relocated to the implement fivefoot wide sidewalksvith

eastern signalized entrance once the greenpanelsbuffering from the streetlong Crosswalk to bus stop at the western end
pedestrian improvements are madérail both of its frontage®n the state roadsis of the high school. This is also marked as
connections tathe parklandsouth of the high well as along any internal roads. an equestrian crossing

school ae described in the next chapter.

In the southwestcorner of the intersection,
two of the four driveways at the filling
station should be @hinatedto provide a
safer and more pleasamedestrian and
bicycle experience in that corner.

3.4.3 PUBLIC TRANSPORTATION
Ashton is currently served by the Z2 Metro
bus Ine, which operates weekdays on a 30
minute interval with existing bus stops along
MD 650near the southern Plan boundary, in
front of the Ashton Village Center on the
northeast quadrant of thé1D 108650
intersection and oMMD 108near Sherwood
High Schob ThisPlan recommends
additional peak hour service as well as
limited weekend expansion. Options include
increasing the existing WMATA service or
establishing one or more Riden routes that
provide more rgular service to Olney and/or
Glenmont. Improvedbus stops including
benches and a shelter should be constructed
to encourage additional ridership.

Figure6. The recommended shaleise
path is shown in yellow along the north
side ofMD 108 A new crosswalk and
walk signal is recommended at the
existing traffic signal at the high school's
easten entrance.

Bus stop in front of the Alloway Building.
Shadeprovided by the building.
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Map 10. Bikeways
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Table2. Bikeways

Project/Street From

To Bikewvay Type |

Olney-Sandy Spring Rc Plan Boundary (West New Hampshire Ave. Sidepath (North Side

(MD 108

Ashton Rd ¥D 108
(MD 65Q

New Hampshire Ave. Plan Boundary (East

(MD 650

Bikeable shoulders

New Hampshire Ave. Plan Boundary (North OlneySandy Spring R  Bikeable shoulders
/ Ashton RdID 108

(MD 650

New Hampshire Ave. OlneySandy Spring R Plan Boundary (Soutl Sidepath (West Side

(MD 650

3.4.4 CONNECTIVITY

RECOMMENDATIONS

Roadvay recommendations:

1. Reconfirm the tweane road policy for

MD 108 and MD 65fiom the 1998
Sandy Spring/Ashton Master Plan
Maintain thepavementwidth at the
approaches to thé/iD 108650
intersection except for necessary
geometric improvements that serve to
increase safety.

Prioritize signalretiming, lane movement
reconfigurationandnew bicycle and
pedestrian facilities before considering
any road widenindgo address roadway
capacity isues

Discourage the creation of new
acceleration/deceleration lanes along the

/ Ashton RANID 108§

state highways unless a safety need is
demonstrated.

Pedestrian andicycle recommendations:

5.

ImplementAmericans with Disabilities
Act (ADA-compliant signalized crosgs
at al approachego the MD 108/650
intersection

Continue to support reconstruction of
the signalized entrance to Sherwood
High School to improveedestrian
crossings

Support future capital funding to
constructthe Bicycle Master Plan
recommendedsidepaths #ng the north
side ofMD 108from the western Plan
boundary toMD 650andon the west
side ofMD 650from MD 108to the
southern Plan boundary

8. Constructanew sidewalk on the west

side ofMD 650from MD 108to Orion
Club Drive.

9. Eliminate two of the foudrivewaysfor

the filling station in the soutivest
quadrant.

10. Constructminimum fivefoot wide
sidewalkswith any future development
along the existing frontages MD 108
andMD 650in the southeast quadrant.

11. Install decorative pedestrian scale
lighting abngall public and private
roadways within the Village Core
neighborhoodfor safety andaesthetics

Publictransportation recommendations:

12. Provide expanded bus service during off
peak hours including adding weekend
service.

13. Encourage one or more new Ri®a
routes that provide more regular local
service to Olney and/or Glenmont.

14. Provide a bus shelter #ihe bus stop on
the northwest quadrant of theviD
108650 intersection.
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3.5 Community Facilitieznd
Open Space

3.5.1 OPEN SPACENDPARKS

The Ashton Village SectBtan supports
ensuringaccess tquality open space$or
current and futureresidentsto relax, galer
or recreate.

3.5.1.1 Existing Parks and Open Spaces
Although no countyowned parksexistwithin
the Planboundary Ashtonis servedo some
extentby privatelyowned space and publicly
owned parks at its edges.

The Sandy Spring Museum property,
immediately adjcent tothe westernPlan
boundary has been the locationf
numerous public events and gatherings
including the annual Strawberry Festival.

The Northwest BanchStream Valleyark
and WoodlawrManor Cultural Park are also
just outside thePlan boundary. The
Northwest Branch Stream Valley Paskich
adjoins the southeriproperty line of
Sherwood High Schoapnsists of more than
1,320 acreof parkland alog the Northwest
Branch Stream. Consideredenof the
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natural beautyandtrails are available tathe
public.

WoodlawnManor Cultural Park features the
Woodlawn Manor historic home, the
Woodlawn Museum located in theBB2
stone barn, the popular Underground

Raitoad Experience Trail and a late".9
century carriage house that today serves as
the pl- NJyigi@ center and gift shop.

In addition to thesepassive, culturally
significant and hikinfocused open spaces
andparks, the activeacreation facilities in

the greater Ashtorarea are adequate to
AaSNIBS (KS O2 Ytitngsh (& Qa
located nearby but outside the Plan area
include the Ross Boddy Community
Recreation Center, Olney Manor Recreation
Park and Swim Cé&ar, Ednor Local Pk and
Manor Oals LocalPark.

Within the Plan area itself, outdoor
recreation facilities at Sherwood High School
are available to residents outside of school
hours. Sherwood ElementaBzhool, just to
the west in Sandy Spring, also paes
opportunities br outdoor recreation.

However, there are limited publicly

accessible open spaces and gathering
placeswithin the Plan area. Current
privately-ownedopen spaceinclude a
seatingareaand stormwater management
featureat the corner oMD 108andMD 650
in front of the CVS and a small green space
with trees in front of the Sandy Spring Bank.
Afgygsinall greeg spages Mthiqfxisting
residential developmentare ntended for
use justby those residentsThe lack of usable
open spacavithin the Plan areghat can be
used bythe whole communityis amajor
concernshared byPlan sakeholders.

3.5.1.2 Park and Open Spaces Hierarchy

This Plan supportensuring a wide range of

publicly availabl®pen spacegxistto serve

the variety of needs inhe localarea and

regionally Althoughthis Plan does not

explicityrecommend the creation of any

new publicly owned and maintained park

?%cg 522 y 0 32 YEh&tgized Putlid, & Q
pacestesign Guideliresve as a good

model to follow wherdesigninghe

necessay open spaces iAshton.

Open spaces should be seen as a system of
spaces, with the size and type varying but
directly proportional to the projected density
and adjusted to the pattern of existing open
spaces and factors such @mmunity

specific need¢see sidebaron page38).

3.5.1.3 Open Spac®pportunities

Policy guidance from previous plans, the
2017Park, Recreation and Open Space
(PROSPlanand the Park and Open Space
Hierarchy, along with community iop

during the planning process, led to
identifying the open space needs and
opportunities within the Setor Plan area
Although located in a rural part of the county
with vast amounts oprivate and passive
open spaces, residents of Ashton can benefit
from new accessibl®pen spaces created to
meet theiractive lifestyleneeds These new
village centelopenspacesneet the criteria

to be consideredas Urban Open Spage
under theLegacy Open SpaEenctional
Master Plan which would allow fot.egacy
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Open Speeimplementation toolgto support
creation of these spaces.
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Map 11. CommunityFacilities
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