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PROJECT DESCRIPTION

MXD Sketch Plan for part of Kentlands Square at the CCT Station

Location Description

Kentlands Square - adjacent to Great Seneca Highway (existing K-Mart and parking lots)

---------------------------------------

Site Plan Number to Amend
Re-Zoning Plan Number to Amend
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0Site and Detail Plans in compliance with Sec. 24-169, Four (4) hard copies, One (I) digital copy PDF
0Justification Statement of Proposed Plan Outline of Public Facilities and Phasing/Staging
0Boundary of the Entire Tract
~Concept Stormwater Management Plan Application and Applicable Fee(s), One (I) hard copy, One (I) digital copy PDF
~Approved NRI and FSD Plans, One (I) hard copy, One (1) digital copy PDF

Justification Statement in Support of
Sketch Plan Application for Kentlands Square, Phase One
I.

INTRODUCTION

The property that is the subject of this Sketch Plan Application (the “Application”) is a ±12 acre
tract of land (the “Property”) within a larger existing developed shopping center site owned by
Saul Holdings Limited Partnership (the “Applicant” or “Saul”) totaling approximately 34.9 acres
(known as the “Kentlands Square Property”). Saul is pursuing redevelopment of the Property as
the logical starting point for the transformation of the Kentlands Square Property into the
walkable, vibrant, mixed-use community envisioned by the City’s Kentlands Boulevard
Commercial District Special Study (the “Master Plan”). Specifically, this Application will
establish an urban street grid, provide for important pedestrian and bicycle linkages to other sites
in the Kentlands, and ensure that buildings are appropriately oriented closely to existing public
roads. The unique combination of an existing trophy retail asset and a deliberate plan for the
evolution of a mixed-use neighborhood is what initially attracted Saul to make such a strong
investment in the Kentlands Boulevard Commercial District. The Property, which corresponds to
the area identified as Blocks A2, D and E and a portion of Block A1 in the Master Plan, will
form the core of the new downtown of the Kentlands with a planned Corridor Cities Transitway
(“CCT”) station as an anchor. This initial proposal will be the Applicant’s first step in bringing
the Master Plan vision into fruition and creating an asset for the Kentlands community at large.
Planning principles of transit oriented development encourage clustering development around
transit nodes, and the Master Plan and this Application are in keeping with those principles.
Redevelopment of the Kentlands Square Property can only be accomplished through careful
consideration of phasing and, sensibly, this phased implementation should begin at the core with
the Property. The Master Plan envisions that these blocks will have the most density within this
section of the Kentlands Square Property. This density allows Saul to develop the critical mass
necessary in creating “the place”, a challenge often unmet in the phased redevelopment of
surface parked retail centers. The development’s adjacency to the planned CCT station creates
the opportunity for a concerted design effort with the Maryland Transit Administration (the
“MTA”) that will serve to benefit both through ease of access, enhanced user experience, and
increased ridership. The targeted development will have great visibility from both Great Seneca
Highway and Quince Orchard Road and will sit across from one of the region’s largest
employers in MedImmune. In addition to the aforementioned locational advantages, the
redevelopment of the Property also works strategically with Saul’s long term leasing plan for the
Kentlands Square Property, leaving in place the shopping centers’ two most vital major tenants
and a wide array of shops for the first phase of the redevelopment, while supplementing that
retail experience with a dynamic pedestrian friendly environment created by this first phase
redevelopment of the Property.
Knowing that the Property offers a market driven plan, desirable location, critical development
mass, and compatibility with existing operations, Saul is confident it can execute on the smart
growth vision outlined in the Master Plan.
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II.

PROPERTY DESCRIPTION AND HISTORY

The Property comprises a ±12 acre portion of the larger Kentlands Square Property that totals
approximately 34.9 acres. This Property is currently improved as a portion of the existing
shopping center, including the K-Mart, the retail shops adjacent to K-Mart, and the surface
parking facilities in front of K-Mart and various adjacent retail shops. The Property corresponds
to Blocks A2, D, E and a portion of Block A1 on the Master Plan’s Regulating Plan (a copy of
the Master Plan’s Regulating Plan is attached as Exhibit “A”). The Property is bisected by
Market Street and bounded by Main Street to the south, Great Seneca Highway (MD Rte. 119) to
the east, and the Master Plan defined New Street 2 to the west. The Property is also located to the
south of Quince Orchard Road (MD Rte. 124). The Property is located on portions of two
subdivided lots of record, Parcels K and L, Block Q, Kentlands, as shown on the Record Plat
recorded among the Land Records of Montgomery County, Maryland, Plat No. 20505, on
September 19, 1997. The addresses of the existing buildings associated with the Property are
generally known as 209 through 227 Kentlands Boulevard.
The entire Kentlands Square Property is located within a larger tract of land of approximately
352 acres that is developed with a mixed use project (the “Kentlands Community”). The
Kentlands Community was annexed into the City of Gaithersburg (the “City”) in 1966 pursuant
to Annexation Agreement No. X-088 (the “Annexation Agreement”). On February 6, 1989, the
City approved Zoning Map Amendment Application Z-262 which rezoned all of the property
subject to the Annexation Agreement from the R-A (Low Density Residential) Zone to the MXD
(Mixed Use Development) Zone. In connection with its approval of this Zoning Map
Amendment, the City approved an accompanying sketch plan in accordance with Ordinance No.
O-3-89 (the “Kentlands Sketch Plan”). The Kentlands Sketch Plan authorized up to 1,611
dwelling units and a maximum of 2,200,000 square feet of non-residential development. The
Kentlands Sketch Plan was amended as Z-262(A) on April 1, 1991 pursuant to Ordinance O-891, which increased the residential density to allow up to 2,200 residential dwelling units.
The existing development at the Kentlands Square Property was constructed in accordance with
Resolution No. R-21-92, which approved Schematic Development Plan No. 3-K authorizing
344,977 square feet of commercial uses and a 27,574 square foot garden center on March 2,
1992. Shortly thereafter, the City granted Site Development Approval No. K-977 (the “Site
Plan”) on June 1, 1992, which permitted a 344,977 square foot retail center at the Kentlands
Square Property. Since the time of these approvals, numerous amendments to the Site Plan have
been processed and approved to allow for modifications and alterations to the existing retail
center.
Following the development of the Kentlands Square Property, the City adopted the Master Plan
on May 5, 2008. The Master Plan envisions “a critical mass and broad mix of mutually
supportive uses, including a range of housing choices, retail, small offices and restaurant
offerings, personal and professional services that support the vitality of the area.” See Master
Plan, p. 4.4. The Master Plan also emphasizes “improving the public realm by creating and
maintaining a network of walkable streets; safe street crossings; attractive, accessible public
spaces,” as well as “improving conditions for pedestrians and cyclists, and encouraging the
efficient use of transit and parking resources.” See Master Plan, p. 4.4. Saul’s Application is
aimed at accomplishing these goals and policies through implementation of a mixed-use
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redevelopment at the Property as the initial phase in the transformation of the Kentlands Square
Property consistent with the goals and vision of the Master Plan.
III.

PROJECT DESCRIPTION

As illustrated by the Sketch Plan submitted with this Application, Saul is proposing the
redevelopment of portions of the existing retail center with the addition of mixed-use buildings,
having building heights ranging from one to twelve stories (the “Project”). The Project includes
multifamily dwelling units which may be either rental apartments or condominium units
depending upon market conditions, and to be determined at the time of future Schematic
Development Plan application(s). Pursuant to Section 24-160D.4(b) of the City’s Zoning
Ordinance, any land zoned to the MXD category prior to January 1, 1991 is permitted to have a
commercial density of up to 1.5 floor area ratio (FAR). Since the Property was rezoned to MXD
in 1989, this Application proposes up to 784,080 square feet of commercial uses, which is a 1.5
FAR over 12 acres. Potential non-residential uses for the Property include without limitation the
following: office, restaurant, retail, personal service businesses, banks, hotels, integrated light
manufacturing, private education, and amusement center. However, the following uses that are
potential uses for properties in the MXD Zone pursuant to Section 24-160D.3.(b) of the City’s
Zoning Ordinance will not be allowed for redevelopment of this Property because the Applicant,
at this time, deems these uses to be inconsistent with the character of the intended Project on the
Property: (a) Automobile filling stations; (b) Automobile service center; (c) Automatic
automobile car wash; (d) Driving schools; (e) Farms and other uses associated with agricultural
activities; (f) Funeral homes; (g) Sales and service of automobiles, mobile homes, farm
equipment and marine equipment; and (h) Self-service storage facilities. Since this Application
will guide long term redevelopment of the Property, flexibility is needed to establish the types of
commercial uses and corresponding amount of square feet for each of the Project’s Blocks at the
time of future Schematic Development Plan application(s) based upon market responsiveness.
This mixed-used Project is the first step in the transformation of the Kentlands Square Property
into the urban downtown core of the greater Kentlands Community. The Project will capitalize
on its proximity to the CCT route and station entrance, major highways, existing retail
establishments within walking distance, and many of the City’s largest employers. Saul’s
redevelopment plan divides the Property into Blocks 1 through 6 with a signature district green
space in order to layout its vision for the Project. As explained in greater detail below, Saul’s
proposal for each of these Blocks is consistent with the Master Plan’s Regulating Plan for the
Property. (Exhibit “A”). As illustrated by the Sketch Plan, Saul’s Project includes the following
Blocks:
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Saul’s Property Blocks

Corresponding Master Plan Blocks

Block 1

Portions of Blocks A1 and A2

Block 2

The balance of Block A2

Block 3*

The Great Seneca Highway frontage along
Blocks A2 and E

Block 4

Block E

Blocks 5 and 6 (includes the district green)

Block D

* Saul’s Block 3 reflects the MTA’s 30% engineering drawings for the CCT, which among other things
confirm the location of a transit station along the Property’s Great Seneca Highway frontage.

This Application is totally consistent with the Master Plan’s recommendations for the Property,
and is designed to establish this site as the urban core of the Kentlands Square Property with an
associated street network that facilitates pedestrian and bicycle connections and enhances the
economic vitality of the surrounding properties. Significantly, the Application reflects the 30%
engineering plans for the CCT (as provided by the MTA) and will ensure that the redevelopment
is coordinated with the CCT route and ancillary facilities. Accordingly, this Application will lay
the foundation necessary to accomplishing the Master Plan’s vision for the CCT as well as an
urban street grid that is integrated with and enhances redevelopment opportunities for the entire
Kentlands Square Property.
A summary of the proposed redevelopment for each of the 6 Blocks, as identified by the Sketch
Plan drawing, is provided below:
A.

Block 1

The Application proposes mixed-use buildings with heights of up to six stories on Block 1,
adjacent to the existing Giant Supermarket on the Kentlands Square Property and adjacent to a
portion of the Colonnade, a multifamily condominium located along Arch Place adjacent to the
Kentlands Square Property. Although the Master Plan’s vision for the northeast portion of this
block (along Market Street) recommends building heights of eight to twelve stories, Saul is only
proposing building heights of up to six stories in this Block. Six stories will achieve a transition
from the taller buildings proposed for Block 2 (along Great Seneca Highway) to the Colonnade
and any multi-story buildings developed in future phases of the redevelopment of the Kentlands
Square Property. The proposed mixed-use buildings may include up to 300 multifamily dwelling
units and up to 250,000 square feet of commercial uses, including ground floor commercial uses
that will help activate the proposed street network. Final amounts of dwelling units and square
feet of commercial uses will be determined at the time of future Schematic Development Plan
application(s).
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B.

Block 2

The Application requests approval for mixed-use buildings of up to twelve stories in height with
up to 450 multifamily dwelling units and up to 300,000 square feet of commercial uses on Block
2, including ground floor commercial uses that will help activate the proposed street network.
Final amounts of dwelling units and square feet of commercial uses will be determined at the
time of future Schematic Development Plan application(s). This Block, along with Block 4, will
define the core of the Property as the mixed-use downtown area of the Kentlands Square
Property. Block 2 adjoins the CCT’s Kentland’s station entrance along Great Seneca Highway
(identified as Block 3 by the Applicant’s Sketch Plan) and will include pedestrian and bicycle
friendly connections designed to activate this transit gateway to the entire Kentlands
Community.
C.

Block 3

Block 3 is designated to provide for the CCT station and alignment in accordance with both the
Master Plan’s vision and the MTA’s 30% engineering plans. These drawings preliminarily
identify the property along Great Seneca Highway that the MTA will need to acquire (or
otherwise control) for the CCT station, alignment and parking facility. Block 3 also allows for a
connection to an ancillary parking lot for CCT ridership on an adjacent property to the north as
shown on MTA’s 30% engineering plans. By illustrating the CCT station entrance and route on
this Application and continuing to work with the MTA, Saul will ensure that the redevelopment
of the Property is coordinated with this important transit network. Saul notes that MTA’s 30%
engineering drawings locate the main station entrance at the terminus of one of this Project’s
primary retail streets. To that end, Saul’s Project is designed to facilitate pedestrian and bicycle
activity, allow for clear wayfinding, ease of access for residents and shoppers alike, and a quick
transition between transit and the “live, work, play” experience.
D.

Block 4

Saul intends to redevelop Block 4 with mixed-use buildings of up to twelve stories in height that
incorporate urban design and uses that complement this Block’s immediate proximity to the CCT
station entrance for the Kentlands Community along Great Seneca Highway. The Applicant
proposes up to 450 multifamily dwelling units and up to 300,000 square feet of commercial uses,
including ground floor commercial uses that will help activate the proposed street network. Final
amounts of dwelling units and square feet of commercial uses will be determined at the time of
future Schematic Development Plan application(s). Saul’s vision for Block 4 is consistent with
and provides sufficient flexibility for the CCT and ancillary facilities along Great Seneca
Highway, and ensures the creation of an important urban street grid from the CCT station
entrance and this Block through pedestrian and bicycle links to the surrounding development.
Given its proximity to the CCT station entrance, the proposal for Block 4 will accomplish the
Master Plan’s vision for an urban downtown redevelopment at this Northern gateway to the
Kentlands Square Property.
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E.

Blocks 5 and 6

As illustrated by the Sketch Plan, Blocks 5 and 6 are adjacent to the Project’s proposed district
green and would include a single-story building with up to 15,000 square feet of street activating
commercial uses on Block 5 as well as a mix of uses and building heights of up to five stories
with up to 250 multifamily dwelling units and up to 200,000 square feet of commercial uses on
Block 6. The mixed-use development proposed for Block 6 would include ground floor
commercial uses to help activate the proposed street network. Final amounts of dwelling units
and square feet of commercial uses for Block 6 will be determined at the time of future
Schematic Development Plan application(s). Given the proximity of these Blocks to the
proposed district green, Saul envisions a mix of uses that encourage interaction between the
interior and exterior activities occurring on these Blocks. Blocks 5 and 6 will serve to frame the
district green open space separating this green space from the existing surface parking lots and
associated traffic. The district green will facilitate an effective pedestrian and bicycle link to the
multifamily dwelling units and commercial uses proposed by Saul for the adjacent Blocks, and
serve as an outdoor gathering space for large events and the day-to-day activities of the
community.
IV.

FINDINGS REQUIRED

Pursuant to Section 24-160D.10 of the Zoning Ordinance, a sketch plan may only be approved
when the City Council finds that:
(a) The application meets or accomplishes the purposes, objectives, and minimum standards
and requirements of the zone.
Section 24-160D.1 of the Zoning Ordinance sets forth the objective of the MXD Zone as
follows:
It is the objective of this zone to establish procedures and standards for the
implementation of master plan land use recommendations for comprehensively planned,
multi-use projects. It is also intended that this zone provide a more flexible approach to
the comprehensive design and development of multi-use projects than the procedures and
regulations applicable under the various conventional zoning categories. In so doing, it
is intended that this zoning category be utilized to implement existing public plans and
pertinent city policies in a manner and to a degree more closely compatible with said city
plans and policies than may be possible under other zoning categories. The specific
purposes of this zone are:
(a)

To establish standards and procedures through which the land use objectives and
guidelines of approved and adopted master plans can serve as the basis for
evaluating an individual development proposal, as well as ensuring that
development proposed will implement the adopted master plan and other relevant
planning and development policies and guidelines for the area considered for
MXD zoning.
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As noted above, the Property was developed with various retail uses and large surface
parking facilities in the early 1990’s. In accordance with the City’s adoption of the
Master Plan in 2008, key redevelopment opportunities are projected for the Property with
the vision of “improving the public realm by creating and maintaining a network of
walkable streets … [and] attractive, accessible public spaces …” as well as promoting “a
critical mass and broad mix of mutually supportive uses” to enhance “conditions for
cyclists and pedestrians, and … the efficient use of transit and parking resources.” See
Master Plan, p. 4.4. The Project will accomplish these objectives by redeveloping the
existing surface parking facilities and single-story retail buildings with a mix of uses that
accommodate the creation of a pedestrian oriented street grid. Significantly, the
Application is designed to be implemented in accordance with the CCT station along the
Property’s Great Seneca Highway frontage.
(b)

To encourage orderly, staged development of large-scale comprehensively
planned, multi-use developments by providing procedures for various zoning and
plan approvals, including development phasing.

The Applicant intends to proceed with redevelopment of the Property as the starting point
of a larger comprehensive redevelopment of the entire Kentland Square Property. Phase
one of the redevelopment is necessary to create quality public spaces and a walkable
street network with important connections to the CCT station envisioned by the Master
Plan and confirmed by MTA’s 30% engineering plans. This first phase of redevelopment
will establish a mixed-use urban core along Great Seneca Highway that can ultimately
extend with compatible redevelopment to the south and west in future phases that foster
positive economic impacts throughout the Kentlands Square Property.
(c)

To encourage design flexibility and coordination of architectural style building
and signage.

Conceptual elevation drawings and comprehensive Design Guidelines for the proposed
buildings will be submitted at the time of future Schematic Development Plan
application(s); however, the Applicant intends to utilize attractive architecture and
materials that will enhance the community’s experience throughout the Kentlands Square
Property. Saul will establish distinct and unique architecture for the Project at the time of
Schematic Development Plan application.
(d)

To ensure the integration and internal and external compatibility of applicable
residential and nonresidential uses by providing a suitable residential
environment that is enhanced and complemented by uses such as commercial,
recreational, open space, employment and institutional uses and amenities within
a multi-use development. A multi-use development is defined as a single parcel or
a group of contiguous parcels of land zoned MXD which, among the various
parcels comprising that contiguous area, include residential, commercial,
recreational, open space, employment and institutional uses and amenities.

The redevelopment of the existing retail center and surface parking facilities with a mix
of uses, including multifamily residential dwellings and commercial uses that activate the
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street network, will be complemented by the adjacent retail, employment and residential
uses in the Kentlands. The Application will provide significant amenities within the
Project that define and create an attractive public realm that is both internally and
externally compatible with the existing and planned adjacent uses. The Project is
consistent with the definition of a multi-use development as it includes two contiguous
parcels of land zoned MXD which will include residential uses, commercial uses and
open spaces. Additionally, as described above, the Property is located next to the CCT
station, and this non-traditional mode of transportation will provide important
connections to other commercial, employment, and recreational uses throughout the City
and Montgomery County.
(e)

To assure compatibility of the proposed land uses with internal and surrounding
uses by incorporating higher standards of land planning and site design than
could be accomplished under conventional zoning categories and to provide a
superior quality of development exceeding that which could be achieved under
conventional zoning regulations and procedures.

The Application provides a higher standard of development than that of a conventional
zone by using a mix of uses, enhanced site design, high quality architectural elements,
open spaces and project amenities that will contribute to the creation of a walkable urban
core at the Property as envisioned by the Master Plan. Consistent with the Master Plan’s
vision for the Property, this Application promotes a critical mass and wide mix of
mutually complementary uses, including both multifamily residential and commercial
uses in close vicinity to a range of existing residential and commercial uses at
neighboring properties. The design of an urban street grid and signature village green
adjacent to various residential, retail and employment uses as well as the potential for
street activating ground floor commercial uses at the Project will help create a vibrant
transit-oriented experience at the Kentlands Square Property. The street grid design and
types of commercial uses associated with the Project will be established at the time of
future Schematic Development Plan application(s).
(f)

To encourage the efficient use of land by: locating employment and retail uses
convenient to residential areas; reducing reliance upon automobile use and
encourage pedestrian and other nonvehicular circulation systems; retaining and
providing useable open space and active recreation areas close to employment
and residential populations; and providing for the development of comprehensive
nonvehicular circulation networks, separated from vehicular roadways, which
constitute a system of linkages among residential areas, open spaces, recreational
areas, commercial and employment areas, and public facilities.

The Application efficiently uses the Property by creating a pedestrian oriented street
network and bicycle connections with a mix of residential and commercial uses that are
conveniently located in close proximity to the CCT, major highways, many of the City’s
largest employers, a large number of retail uses, and the residential neighborhoods in
Kentlands. The Project’s creation of a walkable street grid with links to adjacent
development will reduce the reliance on automobile travel and encourage alternative
forms of transportation that are consistent with the CCT. The Project proposes to replace
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large surface parking facilities with useable open space in the form of a signature district
green serving the Kentlands Square Property, which will also be accessible for the nearby
employment and residential populations.
(g)

To provide superior natural environment by the preservation of trees, natural
topographic and geologic features, wetlands, watercourses and open spaces.

A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) has been submitted
for the Property and identified no wetlands, 100-year floodplains, streams, stream valley
buffers, or other environmental features on the Property. The Property currently has very
few trees and primarily consists of single story retail buildings and surface parking. The
Applicant’s proposal for a district green at the Property will add natural environmental
components that do not presently exist. In addition, the Applicant has submitted a
stormwater management concept plan that complies with the current State and City
stormwater management laws and regulations.
(h)

To allow development only in a phased or staged fashion to ensure the adequacy
of the provision of public facilities and the concurrent implementation of
community amenities.

As discussed above, the comprehensive redevelopment of the Kentlands Square Property
will be phased, and this Application only includes the first phase of such redevelopment.
At the time Saul submits any future Schematic Development Plan application(s) for the
Project, the Applicant will demonstrate that public facilities are sufficiently available to
the Property for the proposed redevelopment of this initial phase.
Section 24-160D.3 of the Zoning Ordinance establishes the permitted uses in the MXD
zone. Section 24-160D.3(b)(2) states that, unless waived by the City Council for good cause
shown, the maximum percentage of retail commercial use to be shown on a sketch plan shall not
exceed 60% of the total floor area. As illustrated by the accompanying Sketch Plan drawing and
range of uses, the Applicant is proposing that the retail commercial uses constitute less than 60%
of the total floor area as the Project will include residential uses as well.
Section 24-160D.5 of the Zoning Ordinance sets forth the compatibility standards of the
MXD zone as follows:
(a)

All uses shall conform to the purposes of the Mixed Use Development Zone and
shall be compatible with all uses, existing or proposed, in the vicinity of the area
covered by the proposed planned development. In order to assist in
accomplishing such compatibility, the following requirements shall apply:

(1)

All right-of-way requirements, setbacks, height limits, open space or buffer areas
recommended in an area master plan or special conditions or requirements stated
therein to protect properties adjacent to the MXD zoned areas shall be
incorporated into all plans subject to approval under the zone.
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The Master Plan includes various recommendations for building heights, open
spaces, roadway improvements and connections to adjacent parcels, and special
conditions for the Property. As explained in greater detail below, the Application
complies with and accommodates all of these specific Master Plan
recommendations.
(2)

Where setback, height limits, open space or buffer areas are not recommended in
an area master plan or special conditions or requirements stated therein to
protect properties adjacent to the MXD zoned areas, the following requirements
shall be incorporated into all plans subject to approval under this zone.
a.

No buildings other than single-family detached dwellings shall be
constructed within one hundred (100) feet of adjoining property not zoned
MXD or in a residential category that is developed with one-family
detached homes unless the city planning commission finds that
topographical features permit a lesser setback. In all other situations,
setbacks from adjoining properties may be less than one hundred (100)
feet, with the setback approved by the city planning commission.
None of the adjacent properties are developed with single-family detached
homes. Therefore, the provisions of this section are not applicable to the
Project.

b.

No building proposed for commercial/employment/industrial use
shall be constructed less than one hundred (100) feet from any
adjoining property not zoned MXD recommended for residential
zoning and land use on the applicable master plan. The setbacks
shall be determined as part of the final site plan approval.
All adjoining properties are zoned MXD. Therefore, this provision is not
applicable to the Property. Setbacks will be established at the time of
future Schematic Development Plan application(s).

c.

No building shall be constructed to a height greater than its distance from
any adjoining property not zoned MXD recommended for residential
zoning and land use of the applicable master plan, unless the city planning
commission finds that approval of a waiver of this requirement will not
adversely affect adjacent property.
All adjoining properties are zoned MXD. Therefore, this provision is not
applicable to the Property.

Section 24-160D.6 of the Zoning Ordinance establishes the minimum green area,
landscaping and amenity requirements for the MXD Zone as follows:
(a) The amount of green area, including designated parks, public and private open
space, active and passive recreational areas, required for the residential portion of a
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mixed use development shall be not less than forty (40) percent of the total area
shown for residential use. The minimum green area requirement, which shall include
designated parks, public and private open space, active and passive recreational
areas, for the commercial/employment/industrial portion of a mixed use development
shall be not less than twenty-five (25) percent of the total area devoted to
commercial/employment/industrial uses, except that comparable amenities and/or
facilities may be provided in lieu of green area if the city council determines that such
amenities or facilities are sufficient to accomplish the purposes of the zone, and
would be more beneficial to the proposed development than strict adherence to the
specific green area requirement.
The Property’s existing commercial development satisfies the MXD Zone’s minimum
green area of 25% pursuant to the prior approvals for the entire Kentlands
Community. Additionally, the Applicant’s proposed district green, along with plazas
and lead walkways included in the Project, will increase the green area provided at
the Property thereby ensuring that there will be a net-increase in green area
throughout the Kentlands Community.
(b) All recreation areas, facilities and amenities, and all open space and landscaped
areas shall be reflected on the final site plans for approval by the city planning
commission.
There are no existing recreational areas, facilities or amenities on the Property;
however, this Application complies with these requirements based upon prior
approvals for the entire Kentlands Community. Moreover, the addition of a district
green as part of the Project will increase the amount of open space on the Property.
(b) The application is in accord with recommendations in the applicable master plan for the
area and is consistent with any special conditions or requirements contained in said master
plan; and
As discussed above, the Application is in harmony with the Master Plan
recommendations for the Property, which generally recommend mixed-use development
with ground floor commercial uses, open spaces, and an improved internal road network
at the Property. Although the Master Plan’s Regulating Plan identifies the Property as
Blocks A2, D and E and a portion of Block A1, Saul’s Sketch Plan divides the Property
into Blocks 1 through 6 with reference to the CCT and the district green for the Property.
(Exhibit “A”). Saul’s vision for these Blocks, the district green and the CCT station
entrance will fulfill and accomplish the goals of the Master Plan. To that end, a chart
showing how the Blocks shown on the Sketch Plan conform with the corresponding
Master Plan Blocks and the manner in which Saul’s Application is in conformance with
the Master Plan is outlined below:
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Saul’s Property Blocks

Corresponding Master Plan Blocks

Block 1

Portions of Blocks A1 and A2

Block 2

The balance of Block A2

Block 3

The Great Seneca Highway frontage along
Blocks A2 and E

Block 4

Block E

Blocks 5 and 6 (includes the district green)

Block D

Block 1
Master Plan Recommendations
•

•
•

For the portion of Block 1 that aligns with the Master Plan’s Block A2, the long
term recommendation provides for building heights of eight to twelve stories, but
notes that that building heights should taper down to residential buildings to the
north. See Master Plan, p. 4.19. The Master Plan recommends mixed-use
development for this portion of Saul’s Block 1.
For the portion of Block 1 that aligns with the Master Plan’s Block A1, the long
term recommendation calls for mixed-use redevelopment with four to five stories
of residential uses above ground floor commercial uses. See Master Plan, p. 4.18.
The Master Plan also identifies an urban street network to be implemented at
Blocks A1 and A2.

The Application’s Conformance to the Master Plan
•
•

The Application proposes residential uses with the potential for ground floor
commercial uses, and will ensure that building heights transition from the taller
buildings proposed for the Project’s core in Blocks 2 and 4 to the east.
Although the Master Plan permits building heights of up to twelve stories on a
portion of Block 1, this Application limits the maximum building height of up to
six stories for this entire Block.

Block 2
Master Plan Recommendations
•
•

Recommends capitalizing on this Block’s “proximity to the potential CCT
station” and development of a multi-story, mixed use redevelopment opportunity
at this location. See Master Plan, p. 4.19.
Recommends building heights of eight to twelve stories, as well as ground floor
commercial uses.
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The Application’s Conformance to the Master Plan
•
•
•

The Application proposes mixed-use buildings with multifamily dwelling units
and commercial uses as well as building heights of up to 12 stores in Block 2.
Saul’s Block 2, along with Block 4, will create the transit “gateway” to the entire
Kentlands Square Property because these two Blocks are immediately adjacent to
the CCT route and station.
The Application proposes mixed-use development that is consistent with these
recommended building heights and uses, and creation of a street network through
pedestrian and bicycle connections to the CCT station and adjacent commercial
uses.

Block 3
Master Plan Recommendations
•

•

The Master Plan “promote[s] the alignment of the Corridor Cities Transitway on
the Kentlands side of Great Seneca Highway, continuing to promote the strategy
of locating Transit Stations in Town Centers throughout the City of
Gaithersburg.” See Master Plan, p. 4.5.
The Master Plan also notes that this portion of the Property would be ideal for the
CCT station. See Master Plan, p. 4.19 and 4.21.

The Application’s Conformance to the Master Plan
•
•

Block 3 reflects the MTA’s 30% engineering plans for the CCT, which among
other things confirm the location of a transit station along the Property’s Great
Seneca Highway frontage as envisioned by the Master Plan.
By allowing the necessary flexibility to facilitate the MTA’s 30% engineering
plans for the CCT in the coming years, this Application is consistent with the
Master Plan’s vision for implementation of a transit oriented urban core at the
Property.

Block 4
Master Plan Recommendations
•

•

The long term recommendations of the Master Plan indicate that Block 4 is
appropriate for “a multi-story, mixed use building,” and that as the likely location
for the CCT station, this Block has “the best potential for a high intensity
development (mid to high-rise).” See Master Plan, p. 4.21.
The Master Plan recommends building heights of eight to twelve stories and
ground floor retail uses along Main Street and Market Street.
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The Application’s Conformance to the Master Plan
•
•

•

The Application proposes mixed-use buildings with multifamily dwelling units
and commercial uses as well as building heights of up to 12 stories in Block 4.
The Application proposes the tallest buildings on this Block, in addition to Block
2, given its setting as the transit “gateway” to the Kentlands Square Property, its
close proximity to Medimmune, other employers, and a wide variety of existing
retail uses.
The Application is in accord with the Master Plan’s recommendations, and
provides the necessary flexibility for redevelopment in conjunction with the CCT
route and ancillary facilities along Great Seneca Highway.

Blocks 5 and 6
Master Plan Recommendations
•
•

•

The Master Plan recommends building heights of two to four stories with ground
floor commercial office or civic uses as well as public space.
The long term recommendations for this portion of the Property include
establishing a portion of these Blocks as open space with connections to the
adjacent Blocks. The Master Plan generally establishes a goal of providing
“appropriately scaled civic space in the northern section of the District.” See
Master Plan, p. 4.5.
The Master Plan also provides that these Blocks should “capitalize on the close
proximity to the CCT station,” and “reinforce the connection from Main Street to
Great Seneca Highway with the short side of the block providing access and
secondary frontage.” See Master Plan, p. 4.21.

The Application’s Conformance to the Master Plan
•
•

•
•

Saul proposes a one story commercial building on Block 5 and a mixed-use
building of up to five stories with multifamily dwelling units and commercial uses
in Block 6.
The Application also proposes a signature district green adjacent to Blocks 5 and
6 that will serve as an outdoor gathering space for large events and the day-to-day
activities of the community. This district green will activate the surrounding uses
and encourage exterior uses that are consistent with the downtown urban core
recommended for the Property by the Master Plan.
The Application also allows for pedestrian and bicycle connections through
Blocks 5 and 6 along Main Street to Great Seneca Highway and the CCT station.
Accordingly, Saul’s Project is in conformance with the Master Plan’s vision for
Blocks 5 and 6, and will allow for sustainable growth that helps foster a mix of
uses and a pedestrian friendly environment that is complemented by the proposed
district green at the Property.
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(c) The application and sketch plan will be internally and externally compatible and
harmonious with existing and planned land uses in the MXD zoned areas and adjacent areas.
As previously discussed, the Application is compatible and harmonious with the adjacent
area. As directed by the Master Plan that envisioned a greater complementary holistic
redevelopment of the entire Kentlands Community, the Application’s proposed
replacement of existing surface parking facilities with a mix of residential and
commercial uses, open spaces and amenities will revitalize the Property and create
economic development opportunities for the surrounding community. Saul’s Application
further ensures that the Project will be both internally and externally compatible with the
surrounding area by voluntarily restricting certain non-residential uses otherwise
permitted in the MXD Zone. The Application will accommodate the CCT alignment and
station as shown on MTA’s 30% engineering drawings for the benefit of the surrounding
employment, retail and residential uses. Saul’s vision for this Property is predicated upon
implementing an urban downtown core and associated street network with central
pedestrian and bicycle connections that activate a mix of uses throughout the Kentlands
Square Property. The scale and intensity of the proposed mixed-use development is
appropriate given the context of the Property, which is in close proximity to major
transportation networks such as Great Seneca Highway and Quince Orchard Road, and
directly across the street from largest employment headquarters in the City, Medimmune.
Saul’s desire to transform the existing development at the Property into a walkable,
vibrant, mixed-use community in coordination with the CCT is compatible with the
Master Plan’s vision for the Property. Accordingly, the Application’s proposal for a
downtown urban core redevelopment at the Property is internally and externally
compatible and harmonious with the surrounding areas.
V.

CONCLUSION

For the reasons stated above, the Application will (1) meet or accomplish the purposes,
objectives, and minimum standards and requirements of the MXD Zone; (2) be in accord with
the Master Plan recommendations for the Property; and (3) be internally and externally
compatible and harmonious with existing and planned land uses in the MXD zone areas and
adjacent areas. Saul, therefore, respectfully requests approval of its Sketch Plan.

**L&B 6043879v12/05709.0036
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