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REQUEST
The applicant, Saul Holdings, has submitted Sketch Plan application SK-7503-2017, to
establish a new sketch plan for a portion of the Kentlands Square shopping center, in
accordance with § 24-160D.9(a) “Application for the MXD Zone and sketch plan approval” of
the City Code. The Application proposes up to 784,080 square feet of commercial uses and
up to 1,450 residential multi-family units on approximately 12 acres.

Location

2

Staff Analysis SK-7503-2017

GENERAL INFORMATION
LOCATION:
The subject area of the application (“Site” or “Property”) comprises a ±12 acre portion of the
larger Kentlands Square shopping center that totals approximately 34.9 acres and 402,043
square feet (SF) of commercial uses. The 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
adjacent surface parking facilities. The Property is bisected by Market Street and bounded by
Main Street to the south, Great Seneca Highway (MD 119) to the east, and the master planned
“New Street 2” to the west. The Property is also located to the south of Quince Orchard Road
(MD 124). The addresses of the existing buildings associated with the Property are 209, 217,
221, 223, and 227 Kentlands Boulevard. Across MD 119 is the Medimmune Campus and to
the north are the Colonade condominiums and the former Uptons/Boston Market parcels.
SK-7503-2017 SKETCH PLAN PROPOSAL:
The Applicant, as stated, has submitted an application seeking to establish a new sketch plan
in accordance with § 24-160.D.9(a) “Application for the MXD Zone and sketch plan approval.”
This sketch plan would supersede for the subject area the existing sketch plan of record
established for the entire Kentlands development 1.
A joint public hearing before the Mayor & City Council and the Planning Commission was held
on April 3, 2017. During the course of the hearing the following aspects of the proposed plan
were presented 2:
•
•
•
•

The Project being the first step / phase in bringing the Kentlands Boulevard
Commercial District Land Use Plan (Master Plan) vision into fruition;
Identifying the proposed street network and a strategy for connectivity and internal
circulation;
A block by block comparison between the proposed plan and the Kentlands
Boulevard Commercial District Land Use Plan; and
The development details including building heights, densities, and uses.

The Applicant, during the public hearing, presented a mixed-use infill redevelopment project for
a portion of the existing Kentlands Square shopping center (Property) including residential,
commercial, and retail uses aligned with both a future CCT station and around a focal public
green. The sketch plan includes up to 1,450 multi-family dwelling units which may be either
rental or condominium and up to 784,080 square feet of commercial uses, which is a 1.5 FAR
over 12 acres. The non-residential uses for the Property include office, restaurant, retail,
personal service businesses, banks, hotels, integrated light manufacturing, private education,
and amusement center. The proposed sketch plan divided the Property into six “Blocks:

1

For a complete review of topics such as site plan history, zoning, environmental context, and overview of application refer
to Exhibit 16: Preliminary Background Report
2
Exhibit 17
3
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Block 1:
The Application proposes mixed-use buildings on Block 1, adjacent to the existing Giant
Supermarket and adjacent to a portion of the Colonnade, a multi-family condominium. The
Master Plan recommends for the northeast portion of this block (along Market Street) building
heights of eight to twelve stories. The Applicant, however, is proposing building heights only up
to six stories in this Block, keeping in context with the Colonnade. 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. This is the only block that does not reflect the Master Plan
recommendations for height. The proposed mixed-use buildings may include up to 300
multifamily dwelling units and/or up to 250,000 square feet of commercial uses, including
ground floor commercial uses that will help activate the proposed street network.
Block 2:
The Application proposes mixed-use buildings of up to twelve stories in height with up to 450
multi-family dwelling units and/or 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..
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 (Block 3).
Block 3:
Block 3 is designated to provide for the CCT station and alignment in accordance with both the
Plan’s vision and 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. 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,
the 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.
Block 4:
The Application proposes to redevelop Block 4 with mixed-use buildings of up to twelve stories
in height that will incorporate uses that complement this Block’s immediate proximity to the
CCT. The Applicant proposes up to 450 multifamily dwelling units and/or up to 300,000 square
feet of commercial uses, including ground floor commercial uses that will help activate the
proposed street network.
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Block 5:
Blocks 5 is 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. Given the proximity
of this Block to the proposed district green Block 5 will serve to frame the central green open
space and separate it from the existing surface parking lots and associated traffic to the south.
Block 6:
Blocks 6 proposes a mix of uses and building heights of up to five stories with up to 250
multifamily dwelling units and/or up to 200,000 square feet of commercial uses. As with Block
5, this Block will buffer the central green from the existing surface parking lots to the west.

5
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During the course of the public hearing discussion following the Applicant’s presentation, a
number of topics were raised by the Council and Commission, but were acknowledged to be
more relevant to any future schematic development plan submissions rather than at the sketch
level. These included potential school and transportation impacts, affordable housing, future
phases and final design elements such as parking and architectural treatments.
Questions and comments related to the subject application included:
•
•
•
•
•

Why limit the Application to a ±12 acre portion of the Kentlands Square shopping
center;
An understanding of the densities shown and how the pedestrian scaled vision relates
to the Master Plan;
How this redevelopment relates to the greater surrounding context;
The connectivity network both within and to the subject area; and
The use of open/green space.

There were five speakers from the public during the hearing and at the time of the Planning
Commission’s record closing, no additional comments were received. In response to
comments made during the hearing, the Applicant has submitted a supplementary statement
and exhibits.
PLAN / STATEMENT RESUBMISSION:
The Applicant, in response to the comments received during the public hearing and from staff,
has submitted additional exhibits and Statement to address comments received during the
public hearing 3. The sketch plan itself was amended to add “child care” as an allowable use at
the direction of staff. This is the only change to the sketch plan 4. The Applicant has provided
the following in the statement:
.
The Limits of the Plan:
As stated during the hearing, the decision to limit the Application to the ±12 acre subject
portion of the Kentlands Square shopping center as opposed to inclusion of the entire ±35 acre
retail center is based upon internal business plans and a related need to manage existing
leases and operations at the shopping center. The Kentlands Square shopping center contains
numerous successful tenants and the Applicant (Saul) must sensibly phase its redevelopment
plans in a manner that is thoughtful, sensitive and compatible with the operations of this
successful retail center, without raising concerns and uncertainties through premature planning
exercises. The Applicant is only prepared to address the subject area which will be the core of
the entire 35 acres at this time.
Staff is understanding of this explanation and recognizes that while many would like to see full
implementation of the plan in the near term, sketch plans may take decades to implement and
the continued success of the shopping center in the interim must be considered.
3
4

Exhibit 20
Exhibit 21
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The Densities Shown on the Plan:
The Sketch Plan identifies both dwelling units and commercial square feet of development for
the various Blocks. The Applicant is not proposing that these Blocks be developed with the
maximum amounts of dwelling units and commercial square feet of development identified.
The Sketch Plan establishes "up to" ranges of possible residential and commercial
development such that the Applicant will have the flexibility to respond in each Block to market
conditions at the time of future schematic development plan (SDP) applications. The Applicant
will implement residential and/or (or in some combination with) commercial development for
each of these Blocks determined at SDP in accordance with and within the range of densities
for each Block identified by the Sketch Plan. The Applicant has however discussed those
frontages that will incorporate ground floor commercial or uses that promote pedestrian-scaled
activity 5. The exhibit submitted revises the similar illustration shown in the Master Plan and
reflects the location of the future CCT station (determined after the Master Plan).

Taken in context with the CCT Station, Street Hierarchy exhibit and Open Space exhibit, Staff
is supportive of Frontage exhibit as it reflects and responds appropriately to the
aforementioned items.
5

Exhibit 24
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Greater Context:
The Regional Context exhibit 6 demonstrates the subject property's location in relation to:
•
•
•
•

Employment nodes, including Medimmune, the National Institute of Standards and
Technology, and the Firstfield Corridor;
Other retail and mixed-use centers such as Crown Farm, Washingtonian, and Watkins
Mill Town Center;
Established single-family residential communities of the Lakelands, Quince Orchard
Park, West Riding, and Kentlands; and
Existing bus routes, roads, and bike trails/paths in relation to the subject property to
further clarify this Application's relationship to the surrounding areas.

The Applicant asserts the plan will be compatible with the regional context in that it proposes
multi-family dwelling units in an area dominated by single-family housing, and will also provide
amenities for the adjacent employment nodes. The subject property is also easily accessible
by various modes of transportation which enhances the compatibility with the surrounding
area. Upon redevelopment, the subject property's commercial component will continue to
provide stores, restaurants, services, and employment opportunities for both current and future
residents and employees in all of the surrounding communities.

6

Exhibit 22
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Staff concurs with the Applicant. The current Kentlands Square shopping center is identified as
an activity node and already serves the greater regional community. By implementing the
vision defined in the Master Plan, the increased density and uses combined with leveraging
the future CCT and the inclusion of amenities such as the public green will only enhance the
Property’s position within the regional context without cannibalizing from other centers.
Improved infrastructure will promote greater connectivity and the proposed housing will
address future growth scenarios. An improved Kentlands Square will translate to increased
value to those surrounding communities.
Connectivity:
In response to various comments, the Applicant has prepared exhibits that illustrate a street
hierarchy concept, bicycle access concept, and pedestrian access concept. These exhibits
illustrate how the Project will provide internal and external connectivity for those accessing the
subject property by car, transit, bike, and foot both in the interim and long-term timeframes.
These concepts identify how the Application will facilitate conversion of the existing retail
center and surface parking facilities into a mix of residential and commercial uses, open
spaces and amenities as envisioned by the Master Plan.
The proposed Street Hierarchy 7 concept qualitatively identifies and describes the internal
street networks envisioned for the Application. The Plan envisions that these internal streets
could be categorized as "A", "B", and "C" streets. The "A" streets would include active ground
floor uses that encourage walkability through the spine of the Kentland Square Shopping
Center. "A" streets are intended for destination retail and restaurant uses, and would include
special enclosures, streetscaping and visual termini that enhance the pedestrian experience.
"B" streets would be more local serving for everyday uses and include a mix of active and
passive uses for quieter streets as compared to "A" streets. The Applicant envisions "B" streets
having neighborhood-scaled sidewalks with buildings fronting on the street. Loading, service
and garage entrances are envisioned along "B" streets, but would not generally be located on
"A" streets. "C" streets are intended to support "A" and "B" streets to encourage the pedestrian
experience and facilitate street activating uses. "C" streets might include more secondary
building entrances, as well as more access for the service and parking uses in a building.

7
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Staff supports the hierarchy as described. Staff is of the opinion that the qualitative, functional
class nature of this exhibit corresponds to the uses proposed and the intent of the Master Plan.
The detail provided is appropriate for a sketch plan, with cross-sections and profiles more
appropriate for a SDP submission. Staff further notes the dashed lines between the Property
and the current Upton’s site. This affords flexibility and reflects the ability to correctly respond
to any approval related to the Kentlands Apartments application currently under review at the
time of this writing.
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The Pedestrian Access concept 8 illustrates both internal and external pedestrian access to the
subject property based upon existing conditions at the subject property. The pedestrian access
concept also identifies proposed pedestrian access improvements to and from the subject
property that will be implemented with the long-term redevelopment proposed by this
Application.

Staff supports the proposed pedestrian network and acknowledges that it reflects the
Applicant’s pedestrian-activity Frontage exhibit discussed earlier.

8

Exhibit 27
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The Bicycle Access concept 9 illustrates the internal and external bike routes connecting the
subject property and its surrounds. The Bicycle Access concept, when viewed with the existing
bike trails and paths shown on the regional context map, identifies greater connectivity for the
surrounding area.

Staff supports that the Applicant intends to incorporate bicycle infrastructure in coordination
with automotive routes.

9

Exhibit 26
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In addition, the Applicant has prepared separate exhibits with photographs taken along
Exchange Street, Main Street, and Market Street 10 to better illustrate existing pedestrian
circulation patterns to the subject property. Each of these Pedestrian Access concepts include
current pictures at specified locations of the existing retail center to clearly demonstrate how
walking access to the subject property functions today. These conceptual exhibits illustrate that
the existing site conditions allow for safe and efficient access to the subject property. The
following is the exhibit for Market Street:

10

Exhibits 28-30
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Staff is of the opinion that the Applicant has provided exhibits that respond to the questions
raised regarding access to the Property. The exhibits clearly demonstrate that there is safe
connectivity and passage to the Property as the first phase develops.
Open / Green Space:
The Application incorporates a district green adjacent to Blocks 5 and 6, which is consistent
with the Master Plan's vision for this portion of the subject property. The Application will
provide a net-increase in green area at the subject property as the current form is impervious
surface parking and structures. In response to specific questions regarding the size of the
proposed district green, this civic gathering space will be 'right-sized' given its context. The
Applicant asserts that it is only one component to encourage active pedestrian experiences
and interactions between the adjacent Blocks and throughout the subject property. The
Applicant has included a Placemaking Concepts exhibit 11, which incorporates examples of
'right-sized' open spaces in urban settings so that the City can visualize precedent examples
for the proposed district green, pocket plazas, streetscapes, and accompanying green area
components envisioned by the Applicant. These precedent examples of sidewalk cafes,
landscaping, streetscapes, and other design elements (which constitute green area) articulate
by example how the Application will create an active environment at the street level throughout
the subject property.

11

Exhibit 25
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Staff is supportive of the Applicant’s position. Activated open spaces do not always correlate to
large expanses of lawn. If the vision of the Master Plan for this area is a dense “urban”
typology, ballfield sized greens would not be appropriate. As shown in the Applicant’s exhibit,
design tools including energizing uses (cafes etc), hardscaping elements, wide activated
walks, placemaking elements such as art, and a focal gathering area (green) combine to
create the synergy needed to become a desired “place.” Extra “lawn” in and of itself may not
support this desirability.

15
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STAFF FINDINGS ANALYSIS AND RECOMMENDATIONS
SK-7503-2017
FINDINGS:
Approval of SK-7503-2017 and its subject parcels (Property), by the City Council is dependent
upon the findings required under § 24-160D.10 of the City Code. The following outlines the
required findings and justifications for a City Council approval of application SK-7503-2017:
(a) The City Council shall approve MXD zoning and the accompanying sketch plan only upon
finding that:
(1) The application meets or accomplishes the purposes, objectives, and minimum standards
and requirements of the zone; and
a)
Application SK-7503-2017 provides a mixed-use community development that will allow
for multiple uses that ensure design flexibility and afford various architectural styles and
designs that are harmonious within the Property and with the surrounding community.
b)
Application SK-7503-2017 is designed to integrate the various uses through roads,
paths and green space, while still allowing each use or block to create a distinct personality.
c)
Application SK-7503-2017 is the first phase of redevelopment that 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.
d)
Application SK-7503-2017 contains a minimum of ten (10) acres and is located adjacent
to and readily accessible from Great Seneca Highway (MD 119) and Kentlands Boulevard with
connections through Market, Main, and Exchange streets. These are all adequate to service
the proposed development. It is intended that access will be available both within and to the
site so that traffic does not have an adverse impact on the surrounding area or cause internal
circulation or safety problems.
e)
Application SK-7503-2017, as submitted, encourages the efficient use of land by:
locating employment uses convenient to residential areas; reducing reliance upon automobile
use with a centralized design and leveraging the proposed future CCT stop; exploring internal
and external connectivity to connect to the various neighborhoods; and providing new green
space. Application SK-7503-2017’s inclusion 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. Application SK-7503-2017 proposes replacing
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.
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(2) 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
The SK-7503-2017 application is in accord with and fulfills recommendations from Kentlands
Boulevard Commercial District Land Use Plan (Master Plan) and the City’s Annual Strategic
Plan:
a)
The City’s Visions defined in the annual Strategic Plan state the City, “Has safe, livable
neighborhoods with a variety of housing types and styles served by diverse transportation
options.” SK-7503-2017 introduces multi-family housing into an immediate area dominated by
single-family housing and will be served by both new bicycle/pedestrian facilities and a future
CCT station.
b)
The draft FY 17 Strategic Plan has as a City objective: Provide opportunities to
redevelop or improve underutilized properties. SK-7503-2017 includes large surface parking
facilities and aging big-box strip commercial buildings in an area identified as a Targeted
Growth & Revitalization area under PlanMD. SK-7503-2017 will develop both by densifying all
parcels with a mix of residential, commercial, and employment uses.
d)
The SK-7503-2017 Sketch Plan conforms to the corresponding Kentlands Boulevard
Commercial District Land Use Plan Blocks and recommendations:
SK-7503-2017

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 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
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•

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.

SK-7503-2017 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.

SK-7503-2017 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.
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.

18

Staff Analysis SK-7503-2017

SK-7503-2017 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.

SK-7503-2017 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
and 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
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Great Seneca Highway with the short side of the block providing access and
secondary frontage.” See Master Plan, p. 4.21.
SK-7503-2017 Conformance to the Master Plan
•
•

•

The Applicant 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.

(3) 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.
Application SK-7503-2017 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 Commercial District, 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. The Application further ensures that the Project will be both internally
and externally compatible with the surrounding area by accommodating the CCT alignment
and station as shown on MTA’s 30% engineering drawings for the benefit of the surrounding
employment, retail and residential uses. The Applicant’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 other
Activity Centers. The Applicant’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.
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STAFF RECOMMENDATION
Staff is supportive of the subject SK-7503-2017 application. The SK-7503-2017 smart growth
infill strategies make sense from a planning perspective. Staff again notes that the current
application is for sketch plan approval only; the first step in the entitlement process. This Plan
establishes the framework from which all subsequent submissions must comply. Adequate
public facilities (schools and transportation infrastructure), design concepts, parking and other
important topics are all important considerations and will be fully analyzed at the time of any
SDP applications for the subject property. Staff is of the opinion that the SK-7503-2017
application clearly reflects the visions and intents of the Kentlands Boulevard Commercial
District Land Use Plan. Deviations from strict conformance with the Master Plan are a result of
changes not envisioned at the time the Master Plan was adopted such as:
•
•
•

The final 30% design location of the CCT station;
New uses adopted by the City including Integrated Light Manufacturing and Activity
Centers; and
The national decline in traditional retail and changing markets.

Staff looks forward to the implementation of this sketch plan should it be approved and is
encouraged that subsequent phases for the remaining Kentlands Square will be as well
reasoned.

Staff recommends that the Planning Commission, upon the findings presented herein
and the evidence in the record, recommend approval of SK-7503-2017 to the Mayor &
City Council.
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SK-7503-2017

Kentlands Square Sketch Plan
Planning Commission Recommendation
May 17, 2017

Joint Hearing - MCC & PC

SK-7503-2017
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Location

City Kentlands Commercial District Master
Plan
Adopted May 5, 2008

City Kentlands Commercial District Master
Plan Goals & Visions


Land Use & Intensity

•

Promote the future appropriate growth of Kentlands downtown with a healthy
uses to support the needs of the neighborhood, region and the use of the
system.
Promote an increase in intensity of Downtown Kentlands as market demand
and as infrastructure can support it. Downtown Kentlands should serve as a
of succession planning and excellent transit-oriented development.

•

mix of
transit
grows
model



Transportation & Streets

•

Promote the improvement of the existing infrastructure network, while preparing for
the inclusion of the Corridor Cities Transitway.
Promote 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.

•

City Kentlands Commercial District Master
Plan Goals & Visions


Public Spaces & Streetscapes

•

•

Provide appropriately scaled civic space in the northern section of the District.
Replace “drive aisles” in current parking lots with properly detailed streets, as new
development warrants.
Improve the Public Realm of Kentlands Boulevard to establish a better pedestrian
environment.
Improve pedestrian crossing experience at Kentlands Boulevard at key locations.



Form & Character

•

Gradually replace the Shopping Centers in the KBCD with a more urban model
(Downtown Kentlands), through the conversion of surface parking lots to transitoriented development sites. Do not permit redevelopment of sites that in any way
preclude future Transit-Oriented Development
Encourage sustainable development strategies at every level – from site work to
building technology to energy efficiency.
Buildings should shape the public realm through proper placement close to the
sidewalk.

•

•

•

•

City Kentlands Commercial District Master
Plan

SK-7503-2017 Plan

SK-7503-2017 Plan

SK-7503-2017Plan Elements








± 12 Acres
Includes up to1450 multi-family dwelling units which may
be either rental or condominium
Includes up 784,080 square feet of non-residential uses
Potential non-residential uses for the Property include
without limitation the following: office, restaurant, retail,
personal service businesses, banks, hotels, integrated light
manufacturing, child care, private education, and
amusement center
First Phase

SK-7503-2017 Plan
A1 (1):
•Height – 4 to 5
Stories
•Ground Floor Use –
Retail preferred
A2 (1&2):
•Height – 8 to 12
Stories; height should
taper down to
residential buildings to
the north
•Ground Floor Use –
Retail preferred

D (5-6):
• Height – 2 to 4 Stories
• Ground Floor Use –
Commercial office or
civic use, and public
space
E (4):
• Height – 8 to 12 Stories
• Ground Floor Use –
Main Street and Market
Street – Retail

Public Hearing
11

Held April 3rd
•
An understanding of the densities shown
and how the pedestrian scaled vision relates
to the Master Plan;
•
How this redevelopment relates to the
greater surrounding context;
•
The connectivity network both within and
to the subject area; and
•
The use of open/green space.


The Densities Shown on the Plan
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The Sketch Plan establishes "up to"
ranges of possible residential and
commercial development
 Those frontages that will incorporate
ground floor commercial or uses that
promote pedestrian-scaled activity


Frontage Exhibit
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Greater Context Exhibit
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Greater Context Exhibit
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Proposes multi-family dwelling units in an area
dominated by single-family housing
Provides amenities and complementary uses for
the adjacent employment nodes
Accessible by various modes of
transportation
Improved infrastructure will promote greater
connectivity and the proposed housing will
address future growth scenarios

Street Hierarchy Exhibit
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Street Hierarchy Exhibit
17

Pedestrian / Bicycle Access Exhibits
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Pedestrian / Bicycle Access Exhibits
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Open / Green Space Exhibit
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Open / Green Space Exhibits
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Activated open spaces do not always correlate to
large expanses of lawn
Design tools including energizing uses (cafes etc),
hardscaping elements, wide activated walks,
placemaking elements such as art, and a focal
gathering area (green) combine to create the synergy
needed to become a desired “place”
Extra “lawn” in and of itself may not create a “place”

Staff Recommendation
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Staff recommends that the Planning
Commission, upon the evidence in the record
and the findings required under § 24-160D.10
and presented in the Staff Analysis,
recommend approval of SK-7503-2017 to the
Mayor & City Council

COMMUNICATION: PLANNING COMMISSION

MEMORANDUM TO: Mayor and City Council
FROM:

Planning Commission

DATE:

May 18, 2017

SUBJECT:

SK-7503-2017 -- Kentlands Square Phase I Sketch Plan

At its regular meeting on May 17, 2017, the Planning Commission during the course of their
discussion on the SK-7503-2017 application voiced their support and approval of the sketch plan.
The Commission noted that the Applicant’s Road Hierarchy exhibit was a qualitative, pedestrianoriented illustrative and, at the time of future schematic development plan submission, would need
to be expanded to include vehicular as well as pedestrian relationships along with further refining
the definition of “A” “B”, and “C” roads and cross-sectional designs. The Commission further
expressed at the time of future schematic development plan submission the importance of providing
a comprehensive parking strategy plan that addresses the accommodation of the anticipated visitors
to the area. Lastly, the Commission suggested the Applicant provide actual examples of central
open spaces that reflect the strategies shown on the Open Space Placemaking exhibit. The
Commission then made the following motion:

Motion was made by Commissioner Lloyd Kaufman, seconded
by Commissioner Danny Winborne, to recommend SK-75032017 – Kentlands Square Phase I Sketch Plan, for APPROVAL
to the Mayor and City Council.
Vote: 4-0 (Recused: Weich)

Joint Hearing - MCC & PC

SK-7503-2017
33

1

CPC

From:
To:
Subject:
Date:

Linda Wiesman
Planning External Mailing
Kentlands Square SK-7503-2017
Friday, May 19, 2017 3:01:50 PM

I would like to urge the Planning Commission to utilize the expertise available from DPZ Assoc
& Michael Watkins Architects during the process regarding submissions for Commercial
Redevelopment plans for the Kentlands Market Square.   I support their advocacy of the New
Urbanism concepts on which the community is based and their desire to have appropriate
growth to maintain the concept. They have significant expertise as well as a sincere passion
for this community that will serve all of us well.
It will be beneficial for the community to try to get the tree developers to work in concert with
each other and the architects.   I would like to see some harmony in the developed area
appearance and I also would like them to not cannibalize each other as they target tenant
types and troll for tenants for the commercial space. They can serve the community well and
be financially successful at the same time.   I would hope there might be consideration of a
small hotel/motel for the area.  
I understand there is a need to increase the residential and commercial space in the area to
support the shopping district.   I would like to see a significant portion of the residential space
include condominium units.   I would like residents to have an ownership stake in the
community.   I do understand the need for some rental units to provide affordable housing at
all levels; please just include a significant mix of ownership types and levels.   I
My other request is to maintain the lowest levels of building height as is fiscally prudent.
Thank you for your attention to my views and for your service to the community.
Sincerely,
Linda Wiesman
306 Inspiration Lane
Gaithersburg, MD 20878
301-947-1517
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From:
To:
Subject:
Date:

Arielle Band
Planning External Mailing
Kentlands Square project feedback
Monday, May 22, 2017 8:54:16 AM

To Whom It May Concern,
While I value the investment into the Kentlands and Lakelands neighborhood to continue to develop and enhance
the area, I have serious concerns about the development of the Saul properties at the Kmart location.
My greatest concern is the impact of bringing 1,000+ residential units into an already overcrowded school system
that does not have a near term plan to alleviate the overcrowding. While I realize this development plan is over a
span of many years, I am concerned that the expansion of residential units will coincide with the plan for the
schools and put us immediately back in a situation of substantial school overcrowding that will impact our
children’s education as well as our property values.
Second, as Kentlands is already limited in parking, the development project would add people and retail yet remove
a substantial amount of parking from the community. While I see that underground parking is recommended, I have
serious concerns that above ground parking (being the much cheaper option), will be implemented and I do not
want to have several above ground parking structures within my community.
Third, with the additional retail and residential, I don’t believe enough is being done to continue to maintain the
walkable community that the Kentlands has become. With additional people and traffic, we need to be especially
vigilant about ensuring safe, walkable paths connecting the community. I also believe the impact on traffic within
the community will be substantial.
Overall, I feel there are several issues that have not been addressed which make this development plan a non-starter
for our community. While I believe that continued development and enhancement is necessary, I feel it should be
more in line with the development that is proposed for the Kentlands square area (from what I understand) with
limited residential development, improved walkability and an enhanced commercial ’town' feel. The plans for the
Saul development on the Kmart property including the designs and scale/height of the buildings makes the feel of
the area shift from a lovely mixed use community to that of an office park.
I do not feel that the Saul proposal meets the needs of the amazing development that has been created with the
Kentlands and would go further to state that it could be a substantial detriment to the Kentlands and all who are a
part of the community.
Arielle Band
Lakelands resident
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