
  
 
 STAFF COMMENTS FOR PLANNING COMMISSION 
   
MEETING DATE: October 23, 2013 
 
SITE PLAN: SP-3655-2013 
 
TITLE: Y Site  
 
REQUEST:   CONSENT APPROVAL  

FINAL SITE PLAN - REAPPROVAL 
Five-story multifamily residential building 
with a six story parking garage 

 
ADDRESS:  200 Olde Towne Avenue 
 
Zone:   CBD Zone (Central Business District) 
 
Applicant/Owner: Gaithersburg Y Site, LLC,  

c/o RST Development, LLC 
 
Architect:   A.R. Meyers and Associates Architects, Inc. AIA 
 
Engineer:   Mike Goodman, VIKA, Inc. 
 
Staff Liaison:  Lauren Pruss, Planning Division Chief 
  
Enclosures: 
 
Staff Comments  
Exhibit 1: Application 
Exhibit 2: Letter from Scott Copeland, dated October 15, 2013  
Exhibit 3: Site Development Approval SP-11-0002 
Exhibit 4: Certificate of Approval, HAWP-55C 
Exhibit 5: Adjacent Property Notification 
Exhibit 6: Approved Final Site Plan, SP-11-0002 
 
Full record for the previously approved final site plan SP-11-0002: 
http://www.gaithersburgmd.gov/sirepub/mtgviewer.aspx?meetid=189&d
octype=AGENDA 
 
  



 
STAFF COMMENTS 
 
 
I. BACKGROUND: 
 
The Planning Commission granted approval of SP-11-0002 on April 27, 2011, for 
the Y Site, which provided for the development of the subject property with a 199 
unit, five-story multi-family building with a six story parking garage.  The subject 
property is located at 200 Olde Towne Avenue within the Central Business District 
(CBD) Zone. 
 
Section 24-173 of the City Code establishes the validity period of the site plan as 
follows: 
 

“Sec. 24-173. Development of property subject to plan. 
 
(a)One or more of the uses proposed for land which is the subject of 
the site development plan shall be established on such land within two 
(2) years after the date of approval of the plan or the plan shall 
become void; provided, that the planning commission may extend 
such time upon request filed within the two-year period and may grant 
further a one-year extension upon request filed within the period of 
any extension; provided, that the total length of the original approval 
and extension shall not exceed three (3) years. Such extension 
requests may be processed as consent items as described in section 
24-172A(a).” 

 
Although a building permit for construction of the project was issued in early 2013, 
construction of the project has not commenced.  As the applicant did not request an 
extension of the approved site plan prior to the plan expiration date of April 27, 
2013, the Commission’s approval of SP-11-0002 has expired.  The applicant has 
filed application SP-2655-2013 requesting re-approval of the previously approved 
site plan in its entirety, with no changes.  Note that the following staff report is 
being provided to offer full justification for approval of SP-3655-2013 in 
accordance with Section 24-171, Site Plan Review, but is largely* in the 
same form as that provided within the staff analysis for the approval of SP-
11-0002 (*updates have been provided within the sections “HDC Approval” 
and “Prior Conditions for Approval”). 
 
II. SCOPE OF REVIEW: 
  
Site plan approval is required by § 24-168 of the Zoning Ordinance, which states: 

 
No building or structure shall be hereafter erected, moved, added to or 
structurally altered under circumstances which require the issuance of 
a building permit under this chapter, nor shall any use be established, 



altered or enlarged under circumstances which require the issuance of 
a use and occupancy permit under this chapter, upon any land, until a 
site development plan for the land upon which such building, structure 
or use is to be erected, moved, added to, altered, established or 
enlarged has been approved by the city planning commission. 

 
Further, this property is governed by Division 21, §§ 24-160F.1. through 24-
160F.9., the CBD (Central Business District) Zone. 
 
III. SITE PLAN ANALYSIS AND FINDINGS: 
 
In accordance with §24-171, the Planning Commission has the authority to review 
and make determinations regarding the proposed plan for the purpose of protecting 
the public health, safety and welfare.  Accordingly, staff provides the following 
comments and findings for Planning Commission consideration: 
 
Site Location/Surrounding Land Use  
 
The subject property is Lot 7 on Olde Towne Avenue, which was previously the “Y” 
train turn around (detailed historical background information provided below). 
Currently there are no buildings on the site which is developed with two unstriped 
asphalt parking lots and areas of lawn. The property is separated from the adjacent 
CSX tracks by a chain link fence to the north and fronts Olde Towne Avenue to the 
south. To the west of the site, the property narrows with a small grass area at the 
end of the parking lot. To the east is the City Parking Garage. Located across Olde 
Towne Avenue is the Amatucci Brothers AutoBody car repair shop and open space 
owned by the State Highway Administration (SHA).  
 
Environmental Characteristics   
 
The Natural Resources Inventory (NRI) was approved by the City on December 9, 
2010. There are no forested areas located on the subject property, there are no 
significant specimen trees, and the area is not located in a flood plain. The property 
is located in the Great Seneca Creek Watershed and no rare, threatened, or 
endangered species were noted at the time of the NRI field work.  
 
The Final Forest Conservation plan has been reviewed by the City and is in 
substantial conformance with City forest conservation regulations (SP-11-0002, 
Exhibit 6).  Staff has requested minor modifications to the notes on the plan, which 
has been covered by a recommended condition for approval. 
 
History 
 
The Y Site, located on Olde Towne Avenue, is a locally designated property, 
designated by Resolution HDC-1-86 on October 6, 1986 as HD-13.  It is listed as M-
21-166 on the Maryland Historical Trust Inventory.  The Historic Preservation 
Element of the Master Plan describes the property as follows: 



 
“In 1888, the Metropolitan Branch of the Baltimore and Ohio Railroad 
purchased a 2.16-acre tract from the Fulks-DeSellum family and constructed 
the turning “Y”; a self-describing arrangement of railroad tracks that enabled 
the early steam locomotives to turn around, reversing their direction. 
Located at Frederick and Cedar Avenues, now Fulks corner, the “Y” was of 
importance given that before its creation, Gaithersburg could only be served 
by through trains. Following its construction, trains could originate or 
terminate in Gaithersburg. Later, the Gaithersburg “Y” was used to turn 
“helper” steam locomotives; cars that were used to push trains, coming from 
the west, up the grades to Gaithersburg. These locomotives, using the “Y”, 
were then uncoupled from the eastbound trains and could return west again.  
In later years, reversing diesel engines made the “Y” superfluous for the 
railroad, and the site became a siding track for a lumber yard and the 
location of assorted light industrial uses. The rails having being lifted, the “Y” 
site is currently used as a commuter parking lot.” 

In 1997, HAWP-55 was granted approval by the HDC for the conversion of the site 
into a temporary commuter parking lot. In 2001, HAWP-55A approved a request for 
the construction of MD 117 through the site to East Cedar and Olde Towne 
Avenues. Today, the site remains vacant.   

Olde Towne Master Plan: Sector 1 Recommendations  

The “Y” site was included in the Olde Towne Master plan (OTMP), adopted by the 
Mayor and City Council in 2005 (SP-11-0002, Exhibit 19). At that time, the Historic 
Preservation Advisory Committee (HPAC) was involved in providing 
recommendations for historic sites in Olde Towne. The “Y” site is in Sector 1, which 
recommended the following:  

This sector is characterized by a large city-owned, underutilized parcel 
known as the “Y” site. The site represents significant importance to the 
historic development of the City of Gaithersburg. Prior to the construction of 
the railroad tracks I the pattern of a “Y” enabling early steam locomotives to 
turn and reverse direction on the site, the city of Gaithersburg was served 
by through trains only. The “Y” pattern of tracks permitted trains to originate 
and terminate within City limits. The tracks have long since been removed, 
and the “Y” site is not underutilized as a commuter parking lot.  

The “Y” site enjoys high visibility from Frederick Avenue and direct access 
from Fulks Corner Avenue and Summit Avenue. Accessibility to the site is 
further enhanced from points west by the direction connection to I-270 via 
Olde Towne Avenue/West Diamond Avenue. Proposed development in Sector 
1 leverages this visibility and access, as well as the presence of the MARC 
rail station to significantly increase Olde Towne’s density and preserve the 
historic character found along Diamond and Summit Avenues. 



Proposed buildings in this area should complement the character of 
development already established by the recent construction of the class “A” 
office, luxury apartments, and public parking structures. Ground floor retail 
uses fronting Olde Towne Avenue and residential or office uses on the upper 
floors are proposed in buildings up to five stories in height.  

One building on the “Y” site is proposed to reach up to 9 stories in height to 
become a recognizable Olde Towne landmark. Constructed against the 
railroad tracks, this building would be an exciting residential or office 
address. Adequate soundproofing measures to temper the noise from 
passing trains would need to be considered in construction. Parking for these 
uses would be accommodated in parking structures located behind the 
buildings. Market forces will dictate the specific mix of uses to occur in each 
building, though a restaurant use should be encouraged in the ground level 
of the proposed building at Summit Avenue next to the railroad tracks.  

A key feature of Sector 1 is the proposed “grand stairway” and plaza. This 
plaza space and “grand stairway” would serve as an additional gathering 
space for residents, providing access to the pedestrian bridge over the tracks 
and seating to relax and enjoy a cup of coffee. The “Y” site’s rail history 
should be reflected in the final design of this plaza space. As the largest 
contiguous development opportunity in Olde Towne, quality of design and 
construction must be of the highest standards.  

The proposed plan is consistent with the Sector 1 recommendations of the Olde 
Towne Master Plan in that it provides a signature residential building that will reflect 
the history of the site within the design. The applicant has designed the north side 
of the building to mimic a northeastern-style warehouse look which the applicant 
has tentatively coined “The Switchback Building.”  Further, interpretive signage will 
be provided on site that references the history of the site.  Finally, it should be 
noted that while the development does not provide for a pedestrian bridge within 
the design, the development does not preclude the construction of a pedestrian 
bridge further west should the City or future development partners choose to do so. 

The proposed plan further complies with the recommendations established by the 
Master Plan which include: 

• New development that capitalizes upon City-owned property, 

• Consolidating the parking supply, 

• Strengthening Olde Towne as a vibrant destination and the heart of 
civic life, 

• Improvements to the public realm including new parks, plazas and 
cultural resources 



If approved, the proposed plan will fulfill these goals and recommendations of the 
Master Plan by developing an underutilized City-owned property, by providing 
parking in a consolidated manner, providing additional density to support future 
development of commercial and destination uses, by facilitating new parks, and by 
strengthening the site as a cultural and historic resource through interpretive 
signage. 

Adequate Public Facilities Ordinance 
 
Schools:   The school test of the Adequate Public Facilities Ordinance is applied at 
preliminary site plan in accordance with Section 24-246, Adequacy of Capacity, of 
the Zoning Ordinance.  At the time of preliminary plan approval, the following was 
noted regarding the previously approved plan:  “The proposed preliminary site plan 
is currently located within the Gaithersburg Cluster of the Montgomery County 
Public School (MCPS) system. Students generated by this development will attend 
Gaithersburg Elementary School, Forest Oak Middle School, and Rosemont 
Elementary School. The staff review of the 2011-2016 MCPS Capital Budget and 
Capital Improvements Program in July 2010 indicated none of the schools within 
the Gaithersburg Cluster serving the subject site are above the capacity level of 110 
percent. Therefore, the site is in compliance with §24-246, Adequacy of School 
Capacity.”   
 
Traffic: On February 4, 2011, the applicant submitted a final TIA that indicates 
with the development of the subject site, all the study area intersections are 
currently operating and projected to continue to operate within the congestion 
standard of 1425 Critical Lane Volumes (CLV) in the City, stating further that the 
proposed development of the Y Site will not have an adverse impact on the nearby 
road network. The TIA was approved by Ollie Mumpower, Engineering Services 
Director, on March 4, 2011 (SP-11-0002, Exhibit 18). 
 
Water & Sewer: The subject property currently has WSSC water and sewer 
categories of W-1 and S-1 respectively. 
 
Emergency Services:   
 
The following stations provide ten minute response times to the site: 
 

• Rockville Fire Station 31 located near Darnestown Road/Quince Orchard 
Roads;   

• Gaithersburg Fire Station 28 located near Shady Grove/Muncaster Mill Roads; 
• Gaithersburg-Washington Grove Fire Station 8, located on Russell Avenue; 

and    
 
Therefore, the site complies with the requirements for the Adequate Public Facilities 
requirements for Emergency Services.   
 
  



Affordable Housing  
 
Section 24-255 of the City Code states Affordable Housing requirements shall not 
apply to residential construction in the Olde Towne Central Business District; 
however developers shall be required to pay a per unit fee for each dwelling unit to 
a City affordable housing fund. The fee is $1.00/unit.  
 
Site Plan Analysis, Transportation and Parking    
 
The site plan proposes to redevelop the site with a five-story multifamily building 
containing 199 dwelling units. The project features outdoor amenity space for its 
residents, including a pool and two courtyard areas, as well as indoor public 
amenities, including a fitness center, cyber-café, and club room space.  These 
amenity areas will front upon the landscaped plaza at the main entry to the building 
(Sp-11-0002, Exhibit 2). 
 
While the current site plan and landscape plans indicate that the streetscape will be 
of traditional suburban design with a seven foot grass parkway and five foot 
sidewalk, staff has asked the applicant to redesign the streetscape to provide a 
more urban pedestrian environment (Exhibit 4).  The plans will be revised to 
provide wider sidewalks that extend to the curb and incorporate tree planter beds.  
The sidewalks will be comprised of brick or a combination of paving materials. Of 
further note, the applicant has agreed to provide a preliminary design and cost 
estimate for a linear park to be developed within the existing State Highway 
Administration (SHA) right of way (ROW) adjoining the west end of the site.  The 
City has been working with SHA on a ROW transfer agreement to transfer the ROW  
to the City.  It is the City’s intent to develop the site as a linear park once this 
transfer is complete.   
 
An additional aspect to this application is the integration of a new six-level parking 
garage  with the existing City of Gaithersburg Olde Towne Parking garage with the 
construction of an addition to the existing City parking garage (Sp-11-0002, Exhibit 
2).  The proposed addition will have gated access from the existing garage to 
provide 185 private parking spaces for the residents. The City and the applicant 
have agreed upon the preliminary terms of an agreement that provides for an 
additional one hundred (100) designated spaces within the existing garage for the 
proposed residential development (reference Condition #9). An additional 8 parking 
spaces will be provided on Olde Towne Avenue, bringing the total proposed number 
of spaces to 293.  A total of 283 parking spaces are required for the proposed 
development.  It should be further noted that the City is also considering additional 
on street parking on Olde Towne Avenue further west to the Father Cuddy Memorial 
Bridge.  Finally, while the applicant has provided the total required number of 
parking spaces, they are not all provided on the subject property as is required by 
the Off Street Parking Ordinance. As such, the applicant is requesting a waiver of 
this requirement so that the required parking spaces can be provided within the 
City’s parking garage (SP-11-0002, Exhibit 17). 
 



In accordance with §24-160F.5 of the City’s Zoning Ordinance, the Mayor and City 
Council granted a height wavier, allowing the structure to be taller than four stories 
as outlined in the Development Standards of the CBD Zone. The resolution was 
approved on February 7, 2011. 
 
Architecture  
 
As the elevations indicate, materials include brick veneer, fiber-cement panels and 
siding, and metal railings. The front elevation features a metal canopy flanked by 
two towers.  The rear elevation mimics a northeastern-style warehouse look and 
will be constructed entirely of brick veneer (Sp-11-0002, Exhibit 2).  
 
HDC Approval 
 
Because the subject property is a locally designated historic resource, on May 5, 
2011, the application was reviewed by the Historic District Commission (HDC) for 
SP-11-0002 as historic area work permit HAWP-55C. This historic area work permit 
was approved with no conditions. Similar to the site plan approval, the approval of 
HAWP-55C has also expired.  A new historic area work permit will be reviewed by 
the Historic District Commission on November 13, 2013.   
 
Prior Conditions for Approval 
 
The Commission approved SP-11-0002 subject to the following conditions: 
 

1. The applicant shall work with staff to finalize a maintenance 
agreement for maintenance of private storm drains in public right-of-
ways or on City property to be approved by Department of Public 
Works; 
 
2. The final street design for Olde Towne Avenue is to be reviewed 
and approved by the DPW prior to issuance of Public Works permits; 
 
3. The applicant shall obtain all applicable easements for work 
adjoining or within the CSX and SHA rights of way; 
 
4. The applicant shall complete abandonment of the existing public 
storm drain easement prior to issuance of building permits; 
 
5. Final design of parking garage addition to be reviewed and 
approved by DPW; 
 
6. The applicant shall work with staff to finalize details on the forest 
conservation, landscape and hardscape plans to modify the notes, 
provide additional planting details and an urban streetscape design 
prior to issuance of building permits; 
 



7.  The applicant shall continue to work with staff to provide a 
preliminary design and cost estimate agreed to by staff and applicant 
for a linear park to be located adjacent to the site within the existing 
SHA right of way; 
 
8. The applicant shall continue to coordinate with staff on the 
design and installation of interpretive signage and any public art prior 
to the issuance of building permits; 
 
9. The applicant to execute a parking agreement with the City prior 
to issuance of building permits. 
 
10. The applicant shall work with staff to finalize trim, window, and 
balcony details prior to issuance of building permits; 
 
11. The applicant is to work with staff to facilitate an off-site 
pedestrian bridge crossing over the CSX railroad. 

 
All of these conditions were resolved prior to the issuance of the building permit 
earlier this year, and as such, these conditions will not follow through with this 
approval. 
 
IV. SUMMARY OF FINDINGS: 
 
Staff is in support of the Y site final site plan, which will provide a much-needed 
redevelopment project in Olde Towne Gaithersburg. The proposed plan is consistent 
with the Master Plan by proposing the redevelopment of the site and it leverages 
the site’s visibility and access, as well as the presence of the MARC rail station to 
significantly increase Olde Towne’s density. The project’s gateway location will  
stimulate the area with a residential project that is close to public transportation, 
will provide an opportunity for public community amenities around the site, and 
respects the City’s heritage and integrity.  
 
V. CONCLUSION.   
 
Staff recommends granting SP-3655-2013, THE Y SITE, FINAL SITE PLAN 
APPROVAL, FINDING IT IN COMPLIANCE WITH AND 24-170 OF THE CODE, 
WITH THE FOLLOWING CONDITION: 
 

1. Applicant to receive Historic District Commission approval for a new 
Historic Area Work Permit prior to commencing construction. 
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SITE or SCHEMA TIC DEVELOPMENT PLAN APPLICATION 
All informotion must~~~ compl•t• to inftfote proc6sing of appllcot/on 

SUBJECT PROPERTY 

Street Address or Location 200 Olde Towne Avenue -----------------------------------------------------------
APPUCANTIBILLING CONTACT 

Business Name Gaithersbrg Y Site, LLC, c/o RST Development, LLC 

Pnmary Contact M Scott Copeland 

Street Address 6001 Montrose Road 

City Rockville State 

Suite No. 710 -------
Maryland Zip Code 20852 ___ ___.... ___ _ 

Telephone Numbers: Work _....:.(3_0_1'-) _81_6-4 __ 2_43 __ Cell (703) 328-2648 E-mail Address __ scott@_.....:~rs--td_ev_e_lo.;.~pm_en_t_co....;.._m __ 

OWNER 

Business Name Gaithersburg Y Site, LLC 

Primary Contact M Scott Copeland 

Street Address 6001 Montrose Road 

Ctty Rockville State 

Suite No. 710 ------
Maryland Zip Code 20852 ___ _...:.. ___ _ 

Telephone Numbers: Work _....:.(3_0_1.._) _81_6-_4_2_43 __ Cell (703) 328-2648 E-mail Address __ s_co_tt-'@_rs_td_ev_e_lo .... p_m_e_nt_co_m __ 

DEVELOPER 

Business Name Gaithersburg Y Site, LLC c/o RST Development, LLC 

Primary Contact M Scott Copeland 

Street Address6001 Montrose Road 

C. ty Rockville State 

Suite No. 71 0 -------
Maryland Zip Code 20852 ___ ___.... ___ _ 

Telephone Numbers: Work _....l(3:..0:..;.1.~.-) :..81:....;.6-4__;;;2_43;___ Cell (703) 328-2648 E-mail Address _ _ s;;....;cott...;..;.;.;@...:..;..;rs;.;.;td=-ev-e;....lo.;..:p;....m--e;.;..n.;;...t.co=---m;___ 

ATTORNEY 

Business Name N/ A ---------------------------- ---------Pnmary Contact __________________ _ 

Street Address Suite No. --------------------- --------- ----
City State Ztp Code -----

Telephone Numbers: Work --------Cell------ E-mail Address _ _________ _____ 

ARCHITECT 

Business Name A.R. Meyers and As.sociates Archttects, lnc. AlA 

Prtmary Contact Alan Meyers __ _...:.. _______________ _ 
Street Address8720 Georgia Avenue 

City Silver Spnng State 

MD Registration No. ____ I_74_7_-R ___ _ 

Suite No 503 

_ __ M_ary"-la_nd ___ Zip Code 20910 

Telephone Numbers: Work _....:.(3_0_1.._) _58_8_-3_1_00 __ Cell (301) 299-2332 E-mail Address alartmeyers@anneyers..com 
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i ENGINEER 

Bustness Name VIKA, Inc 
----~---------------------------------

MD Registration No. 27721 11 ------------------
Prima~ Conm~ _~_·k_e_Good~~man ______ _ ________ __ 

Street Address 20251 Century Blvd Suite No. 400 

City Gennantown State Ma~land Zip Code 20874 

Telephone Numbers· Work --~(_30_l.L..) _91_6-4 __ 1_00 ___ Cell (301) 233-8234 E-matl Address ___ m....::g:.;;.oodma.;..;;.;...;.;;.;..n@.:.o:...v..:...ik.:.::a:..:.co..:..m;.:..:..... _ _ 

PLAN TYPE (check oae ooly) 0 Concept 0 Preliminary [8] Final 0 Schematic Development 

PROPOSED PRIMARY USE (dlec.k one only) [8] Residential 

PROPOSED UNIT TYPE 0 Offie6'Professional 

0 Residential Single Family 

0 Other Use (specify) 

0 Non-Residential 

0 Restaurant 

0 Mixed Use 

0 Mixed Use 

0 RecaiVCommercial 

IEJ Residential Multi-Family 

PARKING 0 Parking Waiver Needed 0 Height Watver Needed 

Number of Spaces Required 2SJ 

PROJECT DESCRIPTION 

Construction of 5 sto~ multi-fatmly building and addttion to ctty parking garage with 205 spaces 

SITE DETAILS 

Site Area Square Feet _ _ 9_s._lsa _ _ 

Site Area Acres 

Green Area 

Green Area % 

211 

JO 

SQUARE FOOT AGE - NON-RESIDENTIAL 

Retail 

Restaurant (A) 

Restaurant (B) 

Restaurant (C) 

UNIT COUNTS -RESIDENTIAL 

Stngle Family Detached Untts 

Townhouse Units 

Duplex Units 

Number of Lots 

Number of Dwelling Units/Acre 91.21 

Parking Spaces Provided 20s + 1 

Height of Tallest Building (fl) S9 

Hetght of Tallest Buildtng (stories) ___ 6 _ 

Office/Professional 

EducationaVlnstitutional/Rel igious 

Industrial 

Other (please specify) 

Apartment Units 

Condominium Units 

Other (please specify) 

------

199 

Total Number Residential Units 199 

SEE FOLLOWING PAGES FOR SUBMISSION REQUIREMENTS 
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