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PLANNING AND CODE ADMINISTRATION
City of Gaithersburg· 31 South Summit Avenue· Gaithersburg, Maryland 20877 · Telephone: (301) 258-6330 · Fax: (301) 258-6336
plancode@gaithersburgmd.gov · www.gaithersburgmd.gov

SKETCH/AMENDMENT TO SKETCH PLAN APPLICATION
SUBJECT PROPERTY
Street Address _K_e_nt_la_n_d_s_B_o_u_le_v_ar_d_a_n_d_M_a_r_k_et_S_t_re_e_t- - - - - - - - - - Previous Project Number _N_IA
_ _ _ _ __

APPLICANT/BILLING CONTACT
Business Name KIMCO Realty

------"-----------------------------------------------------~

Prim ary Contact Caren Garfield

Street Address 1954 Greenspring Drive

Suite No.

City Timonium

330

State _ _ _M_a_ry~l_a_nd_ _ _ Zip Code __
2_10_9_3_

Telephone Numbers: Work

410-427-4490

--------

Cell

--------

E-mail Address

CGarfield@kimcorealty.com

OWNER
Business Name Same as above
Primary Contact

--------------------~
------------------------------City
State
------------------------------Street Address

Telephone Numbers: Work

Cell

E-mail Address

Suite No.
Zip Code

----

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

DEVELOPER
Business Name Same as above
Primary Contact

--------------------~

Street Address

Suite No.

City - - - - - - - - - - - - - - - - - - - - - - - State _ _ _ _ _ _ _ _ _ Zip Code _ _ __
Telephone Numbers: Work

Cell

E-mail Address

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

ATTORNEY
Business Name Lerch, Early & Brewer Chtd.
Primary Contact _S_tu_art_R_._B_a_rr_ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Suite No.

Street Address 7600 Wisconsin Avenue
State

City Bethesda

Maryland
Zip Code
-----'------

700
20814

Telephone Numbers: Work _ _ _3_01_-9_61_-6_09_s_ _ Cell - - - - - - - E-mail Address _ _ _s_rb_a_rr_@
__l_e_rc_h_ea_r_ly_.c_o_m_ __

ARCHITECT
MD Registration No.

Business Name MV&A

----------

Primary Contact Jack Hollon

--------------------Suite No.

Street Address 1200 G Street. NW
City Washington
Telephone Numbers: Work

State
202.682.2822

- - - - - - - -

Cell

--------

DC

250

Zip Code _2_0_00_5_

E-mail Address _ _ _.::_......a;;;__
jack@mva-arch.com
_ _ _ _ _ __

I
ENGINEER
Business Name VIKA Maryland, LLC

MD Registration No.

33954
~~~~~~~~~~

Primary Contact Sherry Mitchell
~~~~~~~~~~~~~~~~~~~~~-

Street Address 20251 Century Boulevard
City Germantown

State

Telephone Numbers: Work

Cell

301-916-4100
~~~~~~~~

Maryland

E-mail Address
~~~~~~~

Suite No.

400

Zip Code

20874

mitchell@vika.com
~~~~~~~~~~~~-

PROJECT DESCRIPTION

I

Sketch plan for mixed use.

Location Description

Existing retail shopping center.
~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~-

AMENDMENT USE

D Change in Use

D Change Other than to Use (specify)

Site Plan Number to Amend
Re-Zoning Plan Number to Amend
~~~~~~~~-

SITE DETAILS
Site Area Square Feet

901,692 SF

Site Area Acres

20.70ACRES

MINIMUM

MAXIMUM

Green Area
Green Area%
Number of Lots

3 parcels

Number of Dwelling Units
Height of Tallest Building (ft.)
Floor Area Ratio (FAR)

1,614 units
2 stories

8 stories

l.28

SUBMISSION REQUIREMENTS
l"8]Site and Detail Plans in compliance with Sec. 24-169, Four (4) hard copies, One (1) digital copy PDF
18]Justification Statement of Proposed Plan Outline of Public Facilities and Phasing/Staging
18] Boundary of the Entire Tract
18]Concept Stormwater Management Plan Application and Applicable Fee(s), One (1) hard copy, One (1) digital copy PDF
18]Approved NRI and FSD Plans, One (1) hard copy, One (1) digital copy PDF
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Stuart R. Barr
301-961-6095
srbarr@lerchearly.com

STATEMENT IN SUPPORT OF SKETCH PLAN APPLICATION
Kimco Realty – Kentlands Market Square
February 21, 2018

I.

Introduction

Kimco Realty (“Kimco”) submits this Statement in support of the accompanying Sketch Plan
Application for the Kentlands Market Square (“Property”) 20.7-acre shopping center located
within the Kentlands Commercial District in the City of Gaithersburg. With a prominent
location along Kentlands Boulevard, the Property is a gateway to the Kentlands and Lakelands
communities. Kimco acquired the Property in August 2016 for both the near-term improvements
and long-term redevelopment potential described in the 2008 Kentlands Boulevard Commercial
District Special Study Area Master Plan, (“Master Plan” - Appendix B). In December 2017,
Kimco received Amendment to Final Site Plan (“AFP”) approval to execute the near-term
repositioning of the Property which includes updating the design to attract a premier tenant mix
and increase occupancy. These near-term Property updates are the first step in a long hold
strategy. This Sketch Plan outlines Kimco’s long-term vision and creates the framework to
continue the Property’s transformation into a vibrant mix of uses that contributes to the vitality
of the commercial district. The intent of the Sketch Plan begins with the Master Plan’s call to
create a quality public realm, accessible and connected places, a rich mix of uses, and a plan for
incremental change, but improves upon this framework through key place-based interventions,
through the introduction of appropriately scaled and located proposed open spaces, a street
network based on existing circulation patterns, properly-scaled building heights, and a viable mix
of residential and commercial uses driven by market conditions. The Sketch Plan provides a
street grid that promotes and enhances connectivity to the surrounding area for vehicles,
pedestrians, and bicycles. Moreover, the Sketch Plan outlines how the Property will be
thoughtfully integrated within the context of the community and compatible with the future of
the greater Kentlands Commercial District. In keeping with the spirit of the Master Plan, Kimco
proposes to redevelop and reposition the Property in phases with mixed-use development
containing up to 1.2 million gross square feet of commercial, non-residential uses and up to
1,614 residential units with high quality design to meet the market demands.
II.

Existing Site Conditions

Properties to the north across Kentlands Boulevard are currently improved with commercial
uses, and Saul Centers (Saul) has established its first sketch plan for future mixed-use
development in accord with the Master Plan. Properties to the east and southeast are generally
improved with residential uses in the Kentlands/Lakelands communities. Immediately to the west
and southwest are Live-Work units and residential uses. The Sketch Plan is consistent with the
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transformation that Saul has initiated on the north side of Kentlands Boulevard for Kentlands
Square. Together, the Saul site and the Property are starting to build out the vision outlined in the
Master Plan for a successful and sustainable Kentlands Boulevard Commercial District.
Furthermore, the Property adjoins the Live Work units along Main Street and proposes multisided developments and a street network that embrace and connect the community with Main
Street.
The Property consists of three separate parcels identified as Parcel A, Block TT, Plat 20510,
10.75034 acres; Parcel A, Block WW, Plat 20511, 9.40168 acres; and, Parcel B, Block XX, Plat
24420, 0.55539 acres. The Property is zoned MXD (Mixed Use Development) under Chapter 24,
Zoning Code, of the City of Gaithersburg, and the adjacent properties are all zoned MXD. The
Property is currently improved with a shopping center with approximately 251,207 square feet of
gross floor area anchored by a grocery store and movie theater with numerous retail, restaurant,
and professional service offices. Existing improvements on the Property include nine (9) oneand two-story buildings, surface parking lots and related site improvements.
An active immediate repositioning of the existing retail per the approved 2017 AFP is attracting
a high-quality tenant mix and reducing vacancy so that the Property serves its potential
destination for local and regional residents.
III.

Master Plan Framework

The Kentlands Boulevard Commercial District Special Study provides a framework for
redevelopment plans based on:





A Quality Public Realm
Accessible and Connected Places
A Rich Mix of Uses
A Plan for Incremental Change

Figure 1: Detail from Illustrative Plan, Master Plan Page 4.3. Kimco Property outlined in red.
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The Sketch Plan embraces these recommendations and proposes a phased conversion of the
existing single-use shopping center and surface parking lots into appropriately scaled
development blocks with mixed-use buildings. The street network serves as the fundamental
building blocks of accessible and connected urban places, and the Master Plan identifies
Kentlands Boulevard, Main Street, and Market Street as key streets. The treatment of the
building façades on these streets and intersections shapes the experience and should be placed
close to the street with ground floor uses that enliven sidewalks. Finally, as the Master Plan
recognized, such a large area will develop over time. A phased development achieves two main
purposes: first, it considers existing tenants and the lease terms and restrictions; and second, it
ensures that the development meets the market demand and remains economically viable. As
such, the Sketch Plan will be built-out over several phases which are detailed in Section V.
IV.

Compliance with Master Plan

As required by City Code Sec. 24-160D.10.(a)(2), the Sketch Plan is largely in accord with the
recommendations in the Master Plan and is consistent with most special conditions and
requirements contained in the Master Plan. The fundamental Master Plan framework is reflected
in the proposed Sketch Plan and improved in several respects. First, the street network is more
detailed to improve functionality, connectivity and accessibility. Second, the Sketch Plan adds
proposed open spaces in areas that the Master Plan did not envision. Third, the proposed uses are
more expansive than the Master Plan considered to account for a changing retail climate and
market demands. Finally, the addition of a Commercial Core is included which delineates
Market Street as a node where commercial development will continue to be the street level use.
In addressing the Master Plan, the Sketch Plan street hierarchy includes the following:
-

Primary Site Circulation: These streets include active ground floor uses that encourage
walkability through the Property including Market Street, Market Street East, Market
Street West, and Center Point Way.

-

Secondary Site Circulation: These streets have retail and other non-residential uses at the
ground floor, but begin to feel more residential in character and are expected to have less
traffic making them excellent alternative routes for pedestrians and bicyclists.

-

Tertiary Service/Access Alley: These streets are intended to provide access within blocks
to multiple garages and loading areas and sometimes serve as buffers between the
Property and adjacent properties.

-

Service/Garage Access: Each Block will include thoughtfully located internal access to
provide parking, service access, and loading areas.

The Master Plan does not address open spaces for the Property likely because they are more
appropriately located in the surrounding neighborhoods. The Sketch Plan includes locations and
strategies that can create “A quality public realm by creating and maintaining a network of
walkable streets; safe street crossings; attractive, accessible public spaces; and buildings whose
form and design contribute to an attractive street environment” (Master Plan p. 4.4). The Sketch
Plan indicates which blocks may use various strategies and notes locations for open spaces
connected visually and physically throughout the development. Kimco believes that open spaces
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and quality pedestrian connections are good business practices and make the area desirable for
attracting both retail tenants, residents, and visitors. The Sketch Plan outlines different types of
open space strategies to create a vibrant area. These types of spaces include:
-

Urban Plaza: An example of an urban plaza is the existing City-owned plaza that is at the
southern terminus of Market Street. This type of area includes specialty paving or ground
treatments, in-ground and above ground planter areas, seating areas, and lighting. These
spaces serve as daily gathering places and can accommodate special events for larger
groups such as outdoor concerts.

-

Paseo / Pass-through: An example of what this space can be is shown in the near-term
AFP approval. It includes reconfiguring Sketch Plan Block E to create an approximately
36’ wide paseo which serves as an amenity area for restaurants to have outside dining and
a vibrant pedestrian experience and place to gather.

-

Open Green: In the context of the Property, this type of space would include smallerscale pocket parks and green areas which serve as a place for people to gather and
socialize.

-

Expanded Sidewalk: The Sketch Plan is founded on the Master Plan’s principle of
activated and vibrant street levels. One way to achieve this is with generous width
sidewalks that allow ample space for outside dining, planters, trees, lighting, bicycle
racks, benches and other amenities that enhance the pedestrian experience.

The Master Plan was adopted in 2008 and reflects market trends from over a decade ago. To
successfully build upon the Master Plan, the Sketch Plan recognizes that retail, commercial, and
residential market trends have changed meaningfully over the last decade and they will
continually evolve. As such, there are some areas where the Sketch Plan differs from the
illustrative Master Plan to ensure a viable long-term framework for development that can
respond to a changing world while still respecting the intent of the Master Plan. For instance,
some of the blocks are configured differently because Kimco does not own all of the land area
within each Master Plan block and because a more detailed street network allows for more
activation, connectivity, and interest. Also, there are modest height discrepancies that are driven
by building typology and quality. For example, a typical Class A luxury midrise wood-frame
residential building is up to six floors with a concrete podium of 1-2 floors and wood-frame
construction of 4-5 floors above. In the locations where the Sketch Plan identifies more stories
than the Master Plan, it is consistent with a required setback and a desirable 1:1 height to
distance ratio from the street level to the highest point. To further alleviate any concerns about
height to adjacent properties, the Sketch Plan proposes stepping down heights of buildings as
they get closer to the neighbors and keeping more of the height closer to Kentlands Boulevard.
The Sketch Plan further delineates a Commercial Core which is intended to denote that Market
Street will continue to be a prominent street-level commercial use. The Sketch Plan still allows
for upper levels of the blocks to be a mix of uses.
Several blocks in the Master Plan illustrative plan are not owned in their entirety by Kimco,
including the peripheral portions of Blocks I, K, L, O, and N. As shown in Figure 2, Kimco’s
holdings are primarily centered on the two axes defined by Center Point Way and Market Street.
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The following chart and bottom image in Figure 2 summarize how Kimco’s Sketch Plan blocks
compare to the blocks in the Master Plan:
KIMCO'S PROPERTY
BLOCKS

CORRESPONDING MASTER PLAN BLOCKS

A

Portion of I that Kimco owns; Kimco's property does not
extend all the way to Main Street as shown in the Master
Plan

B

J

C

Portion of K that Kimco owns; Kimco's property does not
extend all the way to Main Street as shown in the Master
Plan

D

Portion of I that Kimco owns; Kimco's property does not
extend all the way to Main Street as shown in the Master
Plan

E

Portion of M; Kimco proposes revising the street network
to better accommodate the phased development and
create properly scaled development blocks

F

Portion of M as noted above for Block E, and a portion of
N; Kimco does not own all of the property shown in
Block N. In fact, Block N includes existing two-over-two
condominiums

G

Portion of O that Kimco owns; Kimco does not own the
fee simple homes and townhomes as shown in the Master
Plan

H

Portion of O that Kimco owns; Kimco does not own the
fee simple homes and townhomes as shown in the Master
Plan; this is further divided to account for existing tenant
leases prohibiting near-term development

J

Portion of L that Kimco owns; Kimco does not own the
City-owned plaza or the office building that are included
in the block as shown in the Master Plan

Below is an illustrative comparison of the Master Plan Blocks and how the Kimco owned
property corresponds to the Sketch Plan blocks.
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City’s 2008 Master Plan

Figure 2: Comparison of Master Plan & Sketch Plan Layout

Sketch Plan Block-By-Block Description of Uses Allowed
The following table from the Sketch Plan provides the uses allowed within each block:
BLOCK ID

RESIDENTI AL USES ALLOWED

#

MULTI
FAMILY
UNIT

SENIOR
LIVING

TOWN
HOUSE

PROF.
REST
2-OVER-2 OFFICE &
AURANT
CLINIC

RETAIL

PERSONAL
SERVICE

COMMERCIAL USES ALLOWED
INT.
LIGHT
PRIVATE
BANK
HOTEL
MANUFAC
ED.
TURING

PUBLIC
THEATER PARKING
GARAGE

AMUSE
MENT
CENTER

CIVIC
USES

A

YES

YES

NO

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

B

YES

YES

NO

NO

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

C

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

D

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

E

YES

YES

NO

NO

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES

F

YES

YES

NO

YES

YES

YES

YES

YES

YES

NO

YES

YES

YES

YES

YES

YES

G

YES

YES

YES

YES

YES

YES

YES

YES

YES

NO

YES

YES

YES

NO

YES

YES

H

YES

YES

YES

YES

YES

YES

YES

YES

YES

NO

YES

YES

YES

NO

YES

YES

J

YES

YES

NO

NO

YES

YES

YES

YES

YES

NO

YES

YES

YES

NO

YES

YES
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Sketch Plan Blocks A & D [Master Plan Block I]:
Master Plan Recommendations


Redevelopment guidelines recommend 4 to 5 stories with limited access from Main
Street and no new curb cuts along Kentlands Boulevard and encourages ground floor
retail along Center Point Way and commercial or office along Kentlands Boulevard.

Sketch Plan Conformance and/or Approach












Kimco proposes dividing the Master Plan Block I into two blocks including Block A and
Block D to encourage a better street network through the Property and take advantage of
the existing road connection and enhance connectivity to Main Street. Furthermore,
Block A is encumbered with a premier anchor tenant so it will be one of the last phases
developed, whereas Block D is a surface parking lot.
Block A allows up to 310 residential units and up to 520,000 square feet of commercial
(either single use or a mix of uses), with a maximum height of 8 stories that steps down
to 5 stories on the west side of the block. The line on the block is illustrative and not
intended to denote the exact place where the height transition occurs. Block D allows up
to 144 residential units, up to 175,000 square feet of commercial, or a mix of the uses
with a maximum height of 6 stories.
Block A would allow all of the uses outlined in the Sketch Plan with the exception of
townhomes because this location is more suited to higher density uses and should have
activated ground level uses. Similarly, Block D would allow any of the uses as outlined
in the Sketch Plan.
Height: Given the adjacency to a major artery, Kentlands Boulevard, Kimco proposes
height in Block A that would allow up to 8 stories along Kentlands Boulevard to
accommodate retail, parking, and residential. But, this height should step down to 5
stories as the building transitions to the existing live-work units along Main Street. On
Block D, Kimco proposes up to 6 stories as a transition to the existing live-work units
along Main Street which will maintain a good relationship of distance to height ratio with
the neighboring properties.
Street Network: Blocks A and D serve as transitions from Kentlands Boulevard, Center
Point Way, and Main Street, and are served by a secondary site circulation road to
provide full and continuous access. In addition, there is an existing tertiary service road
between Block A and the live-work units along Main Street. Finally, there are interior
block egress points that allow access to parking that is integral to the block.
Open Space: There are three proposed open space nodes between Blocks A and D that
provide a variety of opportunities for gathering, environmental enhancements, and visual
connections.

Sketch Plan Block B [Master Plan Block J]:
Master Plan Recommendations


Reinforce Market Street and Center Point Way as primary shopping streets. Encourage
development along Kentlands Boulevard for the extent of the block. Redevelopment
Guidelines recommend up to 6 stories.
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Sketch Plan Conformance and/or Approach










Block B allows up to 275 residential units and up to 450,000 square feet of commercial
(either single use or a mix of uses), and a maximum height of 8 stories.
Kimco envisions ground floor commercial to reinforce and promote retail along Market
Street and Center Point Way. In fact, the eastern portion of Block B (coupled with Block
E on the opposite side of Market Street) is further identified to continue to remain an
important Commercial Core node of the Property. While there will be commercial uses
throughout the street level uses of the Property, the intent of calling out this specific area
is to ensure that it remains an important node of commercial activity as it connects
Kentlands Boulevard with Main Street.
Similar to Block A, this Block will allow all uses as outlined in the Sketch Plan with the
exception of townhomes because this location is more suited to higher density uses and
should have activated ground level uses as delineated by the Commercial Core.
Height: Kimco proposes up to 8 stories on this block and believes that this height is an
appropriate scale with prominence fronting Kentlands Boulevard which is a major artery
through the community and at the center of the site where there is no direct adjacency to
existing lower-density residences.
Street Network: Block B is along two primary site circulation routes (Market Street and
Center Point Way) and with its prominent location along Kentlands Boulevard is also
served on the west by a secondary site circulation route. In addition, there are interior
block egress points that allow access to parking that is integral to the block.
Open Space: There are two proposed open space nodes at the corners along Center Point
Way which provide a variety of opportunities for use by retailers, residents, and visitors.

Sketch Plan Block C [Master Plan Block K]:
Master Plan Recommendations



Continue to reinforce Market Street and Center Point Way as primary shopping streets
and consider a more intense mixed-use development to support the future urban character
of Market Street.
Redevelopment Guidelines recommend 4 to 5 Stories.

Sketch Plan Conformance and/or Approach







Block C allows up to 150 residential units and up to 200,000 square feet of commercial
(either single use or a mix of uses), and a maximum of 6 stories.
Kimco envisions ground floor commercial to reinforce and promote retail and active
street levels. This Block will allow all uses as outlined in the Sketch Plan.
Height: Kimco proposes up to 5 stories which would be able to accommodate parking
and upper level mixed-use development. This scale is appropriate adjacent to Main Street
and the Live-Work units.
Street Network: Block C is along two primary site circulation routes (Market Street West
and Center Point Way) and also has secondary site circulation to provide access through
the Property to Main Street. In addition, there is an interior block egress point that allows
access to an existing internal parking area and future service/garage access.
Open Space: There is a proposed open space node on Block C that correlates to the
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proposed open space nodes on the adjacent Blocks A, B, and D and creates an open space
network. In addition, Block C sits across from the City-owned open space on the opposite
side of Market Street West.
Sketch Plan Block E [Master Plan Block M]:
Master Plan Recommendations




Encourage development on the existing surface parking lots with new development lined
Kentlands Boulevard and structured parking.
Promotes mixed-use development with street level retail or commercial office.
Recommends up to 6 stories.

Sketch Plan Conformance and/or Approach






Block E allows up to 190 residential units and up to 310,000 square feet of commercial
(either single use or a mix of uses), with a maximum height of 8 stories.
Kimco proposes mixed-use on this block with street level retail to reinforce Market Street
and Center Point Way as shopping streets and to work in concert with the development
on either side of Market Street. In fact, the western portion of Block E (coupled with
Block B on the opposite side of Market Street as noted above) is further identified to
continue to remain an important Commercial Core node of the Property. While there will
be commercial uses throughout the street level uses of the Property, the intent of calling
out this specific area is to ensure that it remains an important node of commercial activity
as it connects Kentlands Boulevard with Main Street.
Height: Kimco proposes up to 8 stories to create a balanced development on each side of
Market Street and believes that this height is appropriate in this location given the
adjacency to the major artery of Kentlands Boulevard.
Street Network: Block E is along two primary site circulation routes (Market Street and
Center Point Way) and with its prominent location along Kentlands Boulevard is also
served on the east by a secondary site circulation route. In addition, there are interior
block egress points that allow access to parking that is integral to the block.

Sketch Plan Block F [portions of Master Plan Blocks M and N]:
Master Plan Recommendations




Encourage development on the existing surface parking lots with new development lined
Kentlands Boulevard and structured parking.
Promotes mixed-use development with street level retail or commercial office.
Recommends up to 6 stories.

Sketch Plan Conformance and/or Approach




Block F allows up to 310 residential units and up to 150,000 square feet of commercial
(either single use or a mix of uses), with a maximum height of 6 stories.
Kimco proposes mixed-use on this block although precludes the block from townhouse,
hotel, and single-purpose parking use.
Height: Kimco proposes up to 6 stories which would include a buffer area to the adjacent
property and would be consistent with placing density along Kentlands Boulevard.
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Because this site faces important streets and existing residential buildings, the height will
step down appropriately to the east and the architectural design will be designed in
consideration of its four-sided visibility to ensure that the building is attractive from all
sides.
Street Network: Block F is served by an extension of Center Point Way which is a
primary site circulation. In addition, the block has a secondary site circulation connecting
to Kentlands Boulevard and a tertiary service circulation providing a buffer between the
block to the east. In addition, there are interior block egress points that allow access to
parking that is integral to the block.
Open Space: Block F will be designed with several strategies in mind: wide sidewalks,
proposed corner open space nodes, and/or café seating.

Sketch Plan Blocks G & H [Master Plan Block O]:
Master Plan Recommendations




Consider a more intense mixed use development to support the future urban character of
Market Square.
Continue to reinforce Market Street East and Center Point Way.
Recommends 4-5 stories.

Sketch Plan Conformance and/or Approach








Block G allows up to 150 residential units and up to 170,000 square feet of commercial
(either single use or a mix of uses). Block H allows up to 55 residential units and up to
170,000 square feet of commercial (either single use or a mix of uses). Both Blocks
allow a maximum height of 6 stories that steps down to 4 stories. The lines on the block
are illustrative and not intended to denote the exact place where the height transition
occurs.
Kimco proposes mixed-use on these blocks with street level retail uses but precludes a
hotel or single-purpose parking garage use.
Height: Kimco proposes up to 6 stories along Center Point Way, but a transition down to
4 stories to the south closer to the adjacent off-site properties.
Street Network: Blocks G & H are served by two primary site circulation roads (Center
Point Way and Market Street East) that provide primary access through the Property to
the adjacent community. In addition to these primary site circulation roads, there are
block egress points to provide access within the block.
Open Space: Blocks G & H will be designed with several strategies in mind: wide
sidewalks, proposed corner open space nodes, and/or café seating. In addition, Block H is
directly across Market Street from the City-owned open space.

Sketch Plan Block J [Master Plan Block L]:
Master Plan Recommendations


Preserve low scale.
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Sketch Plan Conformance and/or Approach







V.

Block J allows up to 30 multi-family or senior living residential units and up to 20,000
square feet of commercial (either single use or a mix of uses), and limits the height to 2
stories.
Kimco proposes mixed-use on this block with street level retail facing Market Street and
Center Point Way. The intent is to continue a strong retail presence in this block and
provide meaningful open areas in this important location that terminates the view down
Market Street from Kentlands Boulevard.
Height: Kimco proposes up to 2 stories. This block remains lower density than the rest of
the Property because it is an important transition to the open space immediately south and
transitions between the Property and Main Street.
Street Network: Block J is served on three sides by primary site circulation (Center Point
Way, Market Street East, and Market Street West).
Open Space: Block J includes a significant proposed open space opportunity for
community space, outside dining, and areas to congregate and leverage the City-owned
open space area to the south.
Sketch Plan and Future Development Phasing

The Master Plan goals call for Downtown Kentlands to serve as a model of succession planning
which means establishing the framework for cohesive planning implemented as the market
demands. In general, the existing retail tenants in the western portion of the Property have
protected areas in their leases which limits development opportunities during the term of their
leases. In addition to existing tenant leases that place restrictions on near-term changes at the
Property, Kimco is also sensitive to the market and wants to ensure that the phasing of any
redevelopment is done in concert with the market demands. Future development will be
implemented generally in four phases. The phasing diagram below further shows that the
redevelopment will likely follow the path of east to west within the Property. Unforeseen market
conditions may accelerate or delay these anticipated phases or potentially change the order of
development.
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B

J

H
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Figure 3: Phasing Diagram

Phase I (Near Term, 1-5 years)
Phase One includes Block F with the proposed redevelopment of the surface parking lot on the
eastern side of the Property with a mixed-use multifamily residential building of up to 310 units,
20,000 square feet of street-level retail space, and 600 structured parking spaces. Moreover, this
block will set the tone for the future phases of redevelopment. Currently, the street grid on the
Property is limited and this phase will begin to enliven the Property.
Phase II (Future, 5-10 years)
Phase II includes Blocks B and G. This area includes the existing Market Street and part of
Center Point Way. These roads would continue to be integral primary circulation into and
through the Property. The proposed mixed-use in Blocks B and G encourages vibrant
development that will have active street level uses and encourages pedestrian, bicycle, and
vehicular access. Block G is lower density with height transitioning to the adjacent community,
while Block B, reflecting its prominent location along Kentlands Boulevard and Market Street, is
higher density.
Phase III (10-20 years)
Phase III includes Blocks D, E and H. Redevelopment of this phase would extend the street grid
per the Master Plan. This phase would include the construction of mixed-use development
including street active level retail, open space, upper level uses such as residential, and structured
parking. These are later phases because of the current investments as part of the near-term AFP
Property updates including the creation of a paseo through Block E and the complete renovation
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of the movie theater on Block H. These Blocks have new leases so any changes would not occur
before this Phase III period.
Phase IV (20+ years)
Phase IV includes Blocks A, C, and J. These blocks are long-term phases because of existing
lease restrictions which include protected areas that prohibit development. Redevelopment of
this phase would further extend the street grid per the Master Plan and be a continuation of the
prior three phases. This phase would include the construction of mixed-use development
including street active level retail, open space, upper level uses such as residential, and structured
parking.
VI.

Compliance with MXD Zone

As required by City Code Sec. 24-160D.10.(a)(1), the proposed Sketch Plan meets and
accomplishes the purposes, objectives, and development standards and requirements of the MXD
Zone, as described in this application and set forth further below. The Property will accomplish
the intent of the MXD zone as follows:
Sec. 24-160D.1. - Purposes and objectives of zone
It is the objective of this zone to establish procedures and standards for the
implementation of master plan land use recommendations for comprehensively planned, multiuse 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.
 The Property will redevelop existing surface parking areas and lower density
buildings with a mix of uses that will carry out the intent of the Master Plan by
fostering “a network of walkable streets…attractive, accessible public spaces…[and]
a critical mass and broad mix of mutually supportive uses.” Master Plan p. 4.4. This
new Sketch Plan is the first step to establish a thoughtful long-term redevelopment
strategy for the Property that is consistent with the Master Plan goals. Kimco will
further define the market appropriate mix of uses, street networks and design
strategies that will create a framework for a cohesive and connected Property that
will accomplish the Master Plan goals.
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(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 Property is 20.7-acres and the proposed Sketch Plan will be phased in four
general phases in an orderly and comprehensive manner. The Sketch Plan
establishes the framework to implement the multi-use concept established by the
Master Plan. The phases are driven by both the existing tenants at the Property and
the market. Any new development must respect the in-place businesses and
maintain a vibrant Property. There are existing leases at the Property that have
prohibitions and/or limitations on development areas. Also, the phasing will allow
Kimco to respond to market conditions and develop blocks when there is demand.
(c) To encourage design flexibility and coordination of architectural style of buildings and
signage.
 Conceptual elevation drawings and comprehensive Design Guidelines for the
proposed buildings will be submitted in future Schematic Development Plan
applications. Kimco will pursue architecture and design styles that are congruent
with the context of the greater community and with the time period in which they
are built.
(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.
 Residential uses will be thoughtfully integrated with the commercial center of the
Property. Mixed-use buildings will be designed and programmed to maintain and
improve the quality of the pedestrian realm. The individual blocks will be designed
and developed such that they remain part of a contiguous area and are compatible
both internally to the Property and externally to the surrounding communities.
(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 development is subject to a higher standard of planning and design through the
multi-layer process and implementation of binding design guidelines not required
by most zones which will lead to improved design consistency and coordination.
Throughout each of the phases of approvals and redevelopment, Kimco will use the
Master Plan as a guiding document and will continue to treat each street within the
network in a way that meets the street hierarchy, so as to include “attractive,
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accessible public spaces, and create buildings whose form and design contribute to
an attractive street environment” Master Plan page 4.4.
(f) To encourage the efficient use of land by: locating employment and retail uses
convenient to residential areas; reducing reliance upon automobile use and
encouraging 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.
 Commercial and retail uses are provided on ground floors of new buildings. The
replacement of surface parking with new buildings and thoughtful pedestrian
connections will improve circulation. In addition, the Property will include a variety
of amenities, shopping, entertainment and open spaces in the immediate area where
people live and work which will reduce reliance on vehicles to meet daily needs.
(g) To provide a superior natural environment by the preservation of trees, natural
topographic and geologic features, wetlands, watercourses and open spaces.
 The proposed redevelopment will primarily be built within the context existing
blocks in keeping with the street grid outlined by the Master Plan. A Natural
Resource Inventory/Forest Stand Delineation (NRI/FSD) was also completed for the
Property and identified no wetlands, 100-year floodplains, streams, stream valley
buffers, or other ecological features on the Property. Redevelopment will continue
to take into consideration maintaining and providing streetscaping and quality open
spaces that will take various shapes and forms.
(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.
 The proposed development will be completed in phases, and Adequate Public
Facilities will be provided in a timely way per requirements during each phase and at
the appropriate approval process.
Sec. 24-160D.2. - Minimum location and development requirements
(d) Public water and sewer. No development shall be permitted unless served by public
water and sewer.


The development is served by existing public water and sewer on site. The applicant
will work with Washington Suburban Sanitary Commission during the Schematic
Development Plan review process to continue to maintain adequate service for
water and sewer.
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(e) Signage. Signage shall be coordinated between adjoining uses and be thematic in
approach, in accord with the purposes of this zone and overall character of the
surrounding area.
 A full signage plan will be provided for each future phase of development.
(f) Frontage on public streets. Anything to the contrary notwithstanding in any regulation
in this Code, lots in this zone shall not be required to have direct access to a public
street provided that such condition will promote the creation of affordable housing, or
will be designed in such a way as to foster the purposes and objectives of this zone,
provided that satisfactory access to a public street is provided over private rights-ofway.
 Each Block in the Sketch Plan has frontage on a public street, with approximately
half of the blocks facing Kentlands Boulevard and the others fronting on Market
Street, Market Street East, Market Street West or Center Point Way. The only
exception is Block D which was separated from Block A to create an additional street
access from the Property to Main Street which provides enhanced connectivity for
pedestrians, bicycles and vehicles.
Sec. 24-160D.3. - Uses permitted.


All uses permitted as outlined in the Sketch Plan are permitted in the MXD Zone.
Residential uses are shown on the applicable plans as required. Residential uses are
the key element of the Sketch Plan for bringing new vitality to the existing
commercial-only Property as envisioned by the Master Plan. Residential uses
increase demand and support for local businesses and contribute to an active
environment. There are no special conditions regarding housing in the Master Plan,
and the residential dwellings comply with the multi-use concept therein. The
proposed Sketch Plan provides for the type of multifamily housing to be determined
at the time of Schematic Development Plan application.

Sec. 24-160D.4. - Density and intensity of development.
(a) The residential density in the MXD Zone shall not exceed the residential density or total
number of dwelling units stated in the applicable master plan, if any. The total number
of dwelling units and the corresponding overall density, as well as the approximate
location of such units, shall be established at the time of sketch plan approval pursuant
to section 24-160D.9(a).
 The density to be constructed will be appropriate for the scale of the Blocks and the
demand in the market.
(b) Commercial/employment/industrial. The commercial/employment/industrial density in
the Mixed Use Development Zone shall be compatible with any gross floor area or floor
area ratio recommended in the applicable area master plan or special conditions or
requirements, if any are stated therein. The maximum density of
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commercial/employment/industrial development shall be based on the area shown for
commercial/employment/industrial uses on the sketch plan or schematic development
plan, and shall not exceed a floor area ratio of 0.75; provided, however, that any land
zoned to the MXD category prior to January 1, 1991, and any land not exceeding twelve
(12) acres in size incorporated into such acreage zoned MXD prior to January 1, 1991,
shall have a floor area ratio not to exceed 1.5. The mayor and city council may, by
separate resolution, waive any or all the floor area ratio development standards when
necessary to incorporate environmental site design or implement the master plan.


As of January 1, 1991, the area containing the current Property configuration was
divided between two larger properties in separate zones. One of the previous
properties (Kent Estate or Kent Farm property), containing a majority of the current
Property area, was in the City’s MXD Zone as of January 1, 1991 and would be
allowed a 1.5 FAR since the MXD zoning predated January 1, 1991. The other
previous property (National Geographic Society or Lakelands property), containing
the remaining portion of the current Property area, was in the City’s I-3 Zone as of
January 1, 1991 and would be allowed a 0.75 FAR. Based on the City Planning
Staff’s calculations of the areas of the two portions and the respective FARs allowed,
the total FAR for the current Property is 1.28 FAR. The Master Plan does not
recommend an alternative FAR. Thus, the proposed Sketch Plan is limited to a
commercial/employment/industrial density of 1.28 FAR.

Sec. 24-160D.5. - Compatibility standards.
(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
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therein to protect properties adjacent to the MXD zoned areas shall be incorporated
into all plans subject to approval under the zone.
(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.
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.
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 on 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 abutting properties are zoned MXD.
Sec. 24-160D.6. - Minimum green area, landscaping and amenity requirements.
(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 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 and
Lakelands Communities. Additionally, the Applicant’s proposed open public useable
spaces and strategies 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.
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Sec. 24-160D.7. - Public facilities and utilities.


No new public dedications are recommended in the Master Plan nor proposed by
this Sketch Plan. Utility lines will be placed underground and street lighting will be
provided, as detailed under subsequent applications. Adequate Public Facilities will
be provided at the appropriate stage of the planning approval process, and the
appropriate demonstrations will be provided under subsequent applications.

Sec. 24-160D.8. - Parking requirements.


VII.

As an owner, Kimco has a vested interest in ensuring that the Property is adequately
parked for all of the end users and businesses. Kimco will evaluate each development
and provide adequate parking spaces to meet the parking demands as established on
the Schematic Development Plan(s).
Compatibility and Connectivity

As required by City Code Sec. 24-160D.10.(a)(3), the Sketch Plan will be internally and
externally compatible and harmonious with existing and planned land uses in the MXD zoned
areas and adjacent areas. The Property is a central part of Downtown Kentlands and serves as a
major shopping destination for both local and regional residents. The Property is prominently
located on Kentlands Boulevard which serves as the major thoroughfare with four direct access
points. This existing condition helps set the framework for the future street grid outlined in the
Sketch Plan which maintains and enhances multiple connected streets and sidewalks. The Sketch
Plan is compatible and harmonious with existing and planned land uses in the MXD zoned areas
and adjacent areas. The Sketch Plan is the beginning of realizing the vision of the Master Plan
for the Property. The Sketch Plan is congruent with the Master Plan’s idea that mid-rise
buildings, well-defined street networks, and a mix of uses create the vibrant center of an
evolving Kentlands. The proposed mix of residential and non-residential uses will support the
needs of the neighborhood and surrounding communities. A critical mass of residents is
fundamental to the success of this mixed-use area. The final key to the Sketch Plan’s successful
integration into the neighborhood is the proposed network of urban open space nodes, inviting
sidewalks, and high-quality design. These elements will encourage walking, bicycling, and
small-business support and provide opportunities to “green” the site with more sustainable
design practices.
VIII. Community Involvement
The intent of the Sketch Plan is to create a long-term vital piece of the Kentlands and
Gaithersburg communities. In the time since Kimco has acquired the Property in late 2016 and
in preparing the Sketch Plan, the team has participated in ongoing community outreach with
existing tenants, neighbors and residents, organized community groups, adjacent property
owners, and community leaders to gain insight into the shared vision for Kentlands. Through
the design of the near-term AFP updates to the Property, Kimco has gained tremendous insight
from the collective input and will continue to work collaboratively. Formal meetings are listed
below, but Kimco has also had ongoing conversations with community members listening to
concerns and input. Below is a list of key meetings.
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IX.

December 7, 2016: Lakelands Community Association Management at Lakelands
Clubhouse.
January 25, 2017: Kentlands Citizens Assembly (KCA) Board Meeting at Kentlands
Clubhouse.
February 27, 2017: Kentlands / Lakelands Community Meeting at Kentlands
Theater.
March 22, 2017: Downtown Kentlands Roundtable at Kentlands Clubhouse.
March 22, 2017: Duaney Plater Zyberk (DPZ) Meeting at DPZ Office.
May 11, 2017: Downtown Kentlands Roundtable at Kentlands Clubhouse.
June 2, 2017: DPZ and Mike Watkins at Kimco Kentlands Office.
August 9, 2017: Kentlands Main Street Roundtable (Reports to KCA Board) at
Kentlands Clubhouse.
December 13, 2017: Kentlands Downtown Working Group at Main Street.
January 9, 2018: Quince Orchard Board Meeting at Quince Orchard Clubhouse.
February 12, 2018: Lakelands Board Meeting at Lakelands Clubhouse.
Prior Development Approvals

All prior development approvals for the Property are outlined in Appendix A.
X.

Conclusion

The proposed Sketch Plan and development on the Property are consistent with the Master Plan
recommendations, fulfill the purposes and requirements of the MXD zone, and are compatible
with existing and proposed surrounding uses. Ultimately, the near-term development and longterm redevelopment of the Property present an opportunity to create a vibrant mixed-use
development and fulfill the Master Plan vision. The Sketch Plan application is in the public
interest and can be approved without any adverse impact on the surrounding properties or public
facilities. Kentlands Market Square needs a fresh start and the proposed Sketch Plan will provide
that opportunity. Kimco is very excited about the opportunity to fulfill the Property’s potential
and requests approval in order to move forward. If you have any questions or need any
additional information, please do not hesitate to contact us. Thank you very much for your
favorable consideration.
Respectfully Submitted,

By:
Stuart R. Barr
Lerch, Early & Brewer, Chtd.
7600 Wisconsin Ave, Suite 700
Bethesda, Maryland 20814
(301) 961-6095
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APPENDIX A – PRIOR APPROVALS FOR PROPERTY
The Property has received the following development approvals over the years:
Annexation Approval
As part of a larger tract, the Property was annexed in 1967 from Montgomery County into the
City of Gaithersburg by the Mayor and City Council as part of Annexation Application X-088 by
Resolution R-22-66. At the time of annexation, the properties were zoned R-A (Low Density
Residential).
Rezoning and Sketch Plan Approval
On February 6, 1989, the City Council rezoned 352.493 acres of land (Kent Estate or Kent Farm
property) – including the majority of the Property – from the R-A (Low Density Residential)
Zone to the MXD Zone (Ordinance No. O-3-89), pursuant to Zoning Map Amendment
Application Case No. Z-262. Concurrently, the City Council approved Sketch Plan Z-262. The
Mayor and City Council subsequently approved Sketch Plan Amendment No. Z-262(A) on April
1, 1991 (Ordinance No. O-8-91) to allow for modifications in timing of certain roadway
improvements; to permit residential housing types in any area designated for
industrial/research/office/commercial uses within the Kentlands MXD Zone, with the ability to
convert 1,000 square feet of non-residential building space into one residential unit up to a
maximum number of dwelling units; to convert 300,000 square feet of non-residential space into
300 additional dwelling units; and to revise the phasing for both the residential and nonresidential portions of the total Kentlands development.
On February 3, 1997, the City Council rezoned 343.22 acres of land (National Geographic
Society or Lakelands property) – including the remaining portion of the Property not already
zoned MXD – from the I-3 (Industrial Office Park), E-1 (Urban Employment), R-A (Low
Density Residential), C-B (Commercial Buffer), and C-1 (Local Commercial) Zones to the MXD
Zone (Ordinance No. O-6-97), pursuant to Zoning Map Amendment Application Case No. Z280. Concurrently, the City Council approved Sketch Plan Z-280.

Schematic Development Plan Approval
Following the City Council’s 1989 and 1997 rezoning actions, the City Council approved
Schematic Development Plan No. SDP-7-1 (Resolution No. R-86-97) on July 7, 1997 for
Kentlands/ Lakelands, including: 180 single-family detached units, 375 townhouses, 350
condominium units, and 270 apartments for a total of 1,175 dwelling units; 46 live/work units,
15 townhouse offices, a 16,000 square foot office building, 246,018 square feet of retail space,
58,550 square feet of restaurant space and a 3,000 square foot service station on 159.47 acres of
land. The Schematic Development Plan No. SDP-7-1 was later amended on February 16, 2005 as
SDP-04-002. This amendment was for a change in use for Building "J" (653 Center Point Way)
to convert the 6,000-square foot building from retail to restaurant on Parcel A, Block WW. The
approval also included a thirty-seven (37) space parking waiver on Parcel A, Block TT.
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Final Site Plan Approval
The Planning Commission approved final site plan K-1084 for the Property on August 6, 1997.
The plan approved a total of 273,950 square feet of commercial development, including 197,495
square feet of retail/commercial use, a 22,560 square foot theater, 34,595 square feet of
restaurant use, and 19,300 square feet of future retail. A subsequent sign package was also
approved as part of this application. Various subsequent Site Plan Amendments have been
approved including, but not limited to, the following: on February 2, 2000, Amendment to Final
Site Plan K-1084(V) was approved for elevation changes for the grocery store (188 Kentlands
Boulevard). On May 24, 2000, the site plan was amended as K-1084(X) for the sign package and
dumpster enclosures for the shopping center. Amendment to Final Site Plan, AFP-00-005, was
approved on July 19, 2000 to reduce the size of Building "F" and elevation changes (Parcel A,
Block WW). Amendment to Final Site Plan, AFP-01-039, was approved on August 7, 2002 for a
Two-Cinema expansion of the existing Kentlands Stadium 8 Theatre (629 Center Point Way) to
two adjacent vacant buildings located at 208 and 210 Market Street. Amendment to Final Site
Plan, AFP-02-055, was approved on December 4, 2002 to enclose existing balcony on the 2nd
floor with windows to use the space all year long (654 Center Point Way). Amendment to Final
Site Plan, AFP-02-060, was approved on January 8, 2003 for a change of use from retail to
restaurant for Building "C" (Parcel A, Block WW). Amendment to Final Site Plan, AFP-05-016,
was approved on May 18, 2005 to convert Building "J" 6,000 square foot retail use to restaurants
(Parcel A, Block XX). Amendment to Final Site Plan, AFP-7137-2015, was approved on
October 8, 2015 for exterior renovation to the existing building located at 705 Center Point Way.
Amendment to Final Site Plan, AFP-7591-2017, was approved on December 7, 2017 for the
purpose of adding a mid-block pedestrian connection to Building C and façade resurfacing on
buildings B, C, D, E and J.
Special Exception Approval
On May 8, 2003, the Board of Appeals approved a Special Exception (A-508) for an artistic
school at 217 Market Street West ("Two Left Feet").
A complete list of prior approvals is below:
(1)

Resolution R-22-66, A Resolution Authorizing the Annexation by the Town of
Gaithersburg of Approximately 928 Acres of Land Located to the Southwest of the
Present Corporate Boundary Line and Adjacent Thereto and Extending along Muddy
Branch Road, dated January 11, 1967.

(2)

Mayor and City Council of the City of Gaithersburg Ordinance No. O-3-89, An
Ordinance to Approve Zoning Map Amendment Application Z-262 for the Property
known as "The Kentlands" from the R-A (Low Density Residential) Zone to the MXD
(Mixed Use Development) Zone, and further, to approve a Sketch Plan as part of this
Application, dated February 9, 1989; Mayor and City Council of the City of
Gaithersburg Ordinance No. O-8-91, An Ordinance to Approve Sketch Plan
Amendment Z-262(A) Amending the Sketch Plan for the Development of “The
Kentlands” Within the MXD Zone, dated April 1, 1991.

(3)

Mayor and City Council of the City of Gaithersburg Ordinance No. O-6-97, An
Ordinance to Approve Zoning Map Amendment Application Z-280 Consisting of 343.22
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acres of Land (Property known as "The Lakelands") from the I-3 (Industrial Office Park),
E-1 (Urban Employment), R-A (Low Density Residential), C-B (Commercial Buffer),
and C-1 (Local Commercial) Zones to the MXD (Mixed Use Development) Zone, and
further, to approve a Sketch Plan as part of this Application, dated February 3, 1997.
(4)

Mayor and City Council of the City of Gaithersburg Resolution No. R-86-97, Resolution
of the Mayor and City Council of Gaithersburg Granting Approval the Kentlands
Midtown Phase 2, Section 3 & 4, Market Square, and Phase One of Lakelands known as
SDP-7-1, Presently Zoned MXD, dated July 7, 1997.

(5)

Mayor and City Council of the City of Gaithersburg Resolution No. R-18-05, Resolution
of the Mayor and City Council of Gaithersburg Granting Approval of Schematic
Development Plan SDP-04-002 as an Amendment to Schematic Development Plan SDP7-1 for the Conversion of 6,000 Square Feet of Retail Space to Restaurant Space and a
37- Space Parking Waiver, Located at 653 Center Point Way, Kentlands Market Square,
in the Mixed Use Development (MXD), Zone, Gaithersburg, Maryland, dated March 7,
2005.

(6)

City of Gaithersburg Planning Commission Approvals:
a. Final Site Plan K-1084 Approval dated October 14, 1997;
b. Final Site Plan K-1084(V) Approval dated February 15, 2000;
c. Final Site Plan K-1084(W) Approval dated February 17, 2000;
d. Final Site Plan K-1084(X) Approval dated June 5, 2000;
e. Final Site Plan AFP-00-005 Approval dated August 9, 2000;
f. Final Site Plan AFP-01-010 Approval dated June 22, 2001;
g. Final Site Plan AFP-01-029 Approval dated October 24, 2001;
h. Final Site Plan AFP-01-039 Approval dated August 20, 2002;
i. Final Site Plan AFP-02-055 Approval dated January 24, 2003;
j. Final Site Plan AFP-05-016 Approval dated May 27, 2005;
k. Final Site Plan AFP-06-014 Approval dated May 5, 2006;
l. Final Site Plan AFP-4069-2013 Approval dated January 9, 2014;
m. Final Site Plan AFP-7137-2015 Approval dated October 8, 2015; and
n. Final Site Plan AFP-7591-2017 Approval dated December 7, 2017.
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(7)

City of Gaithersburg Planning Staff Approvals:
a. Final Site Plan K-1084(A) Approval dated February 13, 1998;
b. Final Site Plan K-1084(B) Approval dated March 25, 1998;
c. Final Site Plan K-1084(C) Approval dated April 16, 1998;
d. Final Site Plan K-1084(E) Approval dated July 7, 1998;
e. Final Site Plan K-1084(G) Approval dated August 13, 1998;
f. Final Site Plan K-1084(F) Approval dated September 11, 1998;
g. Final Site Plan K-1084(H) Approval dated December 15, 1998;
h. Final Site Plan K-1084(J) Approval dated February 5, 1999;
i. Final Site Plan K-1084(K) Approval dated March 18, 1999;
j. Final Site Plan K-1084(L) Approval dated April 22, 1999;
k. Final Site Plan K-1084(M) Approval dated June 21, 1999;
l. Final Site Plan K-1084(N) Approval dated June 29, 1999;
m. Final Site Plan K-1084(P) Approval dated August 2, 1999;
n. Final Site Plan K-1084(Q) Approval dated August 9, 1999;
o. Final Site Plan K-1084(R) Approval dated September 20, 1999;
p. Final Site Plan K-1084(T) Approval dated December 7, 1999;
q. Final Site Plan K-1084(U) Approval dated December 16, 1999;
r. Final Site Plan STF-00-080 Approval dated December 7, 2000;
s. Final Site Plan STF-01-001 Approval dated January 23, 2001;
t. Final Site Plan STF-01-073 Approval dated June 14, 2001;
u. Final Site Plan STF-01-079 Approval dated June 29, 2001;
v. Final Site Plan STF-06-004 Approval dated January 27, 2006;
w. Final Site Plan STF-07-030 Approval dated June 7, 2007;
x. Final Site Plan STF-07-051 Approval dated July 30, 2007;
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y. Final Site Plan STF-08-009 Approval dated February 28, 2008;
z. Final Site Plan STF-08-059 Approval dated October 31, 2008;
aa. Final Site Plan STF-09-015 Approval dated April 16, 2009;
bb. Final Site Plan STF-09-048 Approval dated August 03, 2009;
cc. Final Site Plan STF-09-018 Approval dated August 27, 2009; and
dd. Final Site Plan AFP-7124-2015 Approval dated September 22, 2015.
(8)

City of Gaithersburg Board of Appeals Resolution Approving a Petition by Two Left
Feet, Requesting a Special Exception A-508 to Permit an Artistic School at 217 Market
Street West, Located in the MXD (Mixed Use Development) Zone, as Allowed by §24160.D.3(b) and §24-22(c) of the Zoning Ordinance (Chapter 24 of the City of
Gaithersburg Code) on Parcel A, Block TT Market Square, Lakelands, Gaithersburg,
dated May 8, 2003.

(9)

Record Plat entitled Parcel "A", Block TT, Plat 110 Kentlands Market Square
subdivision, recorded in the Land Records as Plat No. 20510; Record Plat entitled Parcel
"A", Block WW, Parcel "A", Block XX, Plat 111 Kentlands Market Square subdivision,
recorded in the Land Records as Plat No. 20511; and Record Plat entitled Parcels "B" and
"C", Block XX (a resubdivision of Parcel "A", Block XX), Plat 127 Kentlands Market
Square subdivision, recorded in the Land Records as Plat No. 24420.

(10)

City of Gaithersburg Neighborhood Four Land Use Plan, A Master Plan Element, dated
July, 1997.

(11)

Kentlands Boulevard Commercial District Special Study Area, adopted May 5, 2008.
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CONTEXT
Place in the Region
Located in the heart of Montgomery County, Maryland, the City of Gaithersburg occupies approximately 10 square miles only a short distance to the
District of Columbia’s borders making it an ideal location in the Washington metropolitan region. Within the City, there are approximately 59,000 residents
and 24,000 dwelling units. The City of Gaithersburg
is home to well known communities, including Kentlands and Lakelands. First designed during a charrette in 1988, the Kentlands has been a thriving and
successful community for many years.
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CONTEXT
Project Study Area

Adjacent to the Lakelands, Kentlands and Quince
Orchard Park communities, the Kentlands Boulevard Commercial District (KBCD) is an 80 acre
commercial area divided by a four lane boulevard.
The district was identified in the City’s 2003 Master Plan Update as one of ten Special Study Areas.
These special areas within the City were identified
as participants in planning processes that intensively
review the existing conditions of the area while employing extensive community participation to assess
the future development of the area.
1. | Section 1: Purpose

The north side of Kentlands Boulevard is predominately retail, consisting of a 22-acre Kentlands Square Shopping Center with approximately
250,000 square feet of retail and Kentlands Place,
a 15-acre area consisting of approximately 137,000
square feet of retail and 16,000 square feet of office.
Several smaller parcels abut Kentlands Boulevard on
the north side and are an infill mix of retail, office
and restaurant uses.

The south side of Kentlands Boulevard is predominately retail, consisting of a 20-acre Market Square
Shopping Center consisting of 252,000 square feet
of retail. In addition to the retail center, more than
50 live-work units adjacent to the retail center
which are included in the study area. In addition, the
south side is more pedestrian-friendly and walkable
along Market Street, Main Street and near the town
square.

PURPOSE

PROJECT FOUNDATION

THE PLANNING PROCESS

Updating the City’s Master Plan for the Special
Study Area – Kentlands Boulevard Commercial District – is the primary purpose of the planning effort.
When completed, the results of the planning effort
will update the 2003 Master Plan and provide guidance for future development in the area. In addition,
the study is designed to obtain public input on the
Corridor Cities Transitway (CCT) and its alignment
along Great Seneca Highway.

A successful planning process recognizes basic components in order to establish a context for change.
The components include public engagement and
dynamic public process, community impact, financial
requirements, revenue sources, transportation, circulation, parking, land use, architecture and environmental design. The goal is a master plan that will
guide the future growth of the study area, specific
enough to show location and character of future
development, yet flexible in order to accommodate
programmatic changes or other evolving factors.

From the beginning, the Kentlands Boulevard Commercial District planning effort had a compressed
timeframe. The project team’s primary goal during the duration of the project was to solicit public
comments, work to build community support and
recommend actions for implementation. Although
the project only spanned a short time, June 2007
to January 2008, the quick turnaround established
a short feedback loop of interaction between the
community, project team, staff and key stakeholders.
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PROJECT GOALS
The Kentlands Boulevard Commercial District planning effort had three primary goals: establish a vision for
the study area, engage the community in a dynamic public process and create a plan for incremental change.
While these goals were broad in nature, it empowered the project team to guide the community and stakeholders through the process for establishing their own vision for the future. Subsequently, the community
and participants were in charge of determining the ultimate outcome with the leadership and expertise of
the project team.

Establish a Vision
Establishing a clear, achievable vision for the future of Kentlands Boulevard Commercial District was a primary goal of the planning effort. Over the years, the adjacent community has seen the shopping district concept
change from a regional shopping destination anchored by major national tenants to its current form of big
box retail stores and parking lots. While many residents feel the center is operating satisfactorily ‘as is,’ other
residents believe that the shopping district has more potential to evolve into a form that is consistent with
the character of the established surrounding neighborhoods of Kentlands, Lakelands and Quince Orchard
Park.

1. | Section 1: Purpose
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Engage the Community
A highly participatory process and community design charrette were critical elements of the planning process from the onset. Periodically throughout the process, three public workshops and a design charrette
were held to engage the community in determining the future of the area. Citizens were asked to share their
viewpoints, to respond to concepts and strategies, and to react to plan schemes and designs. A statistically
valid telephone survey was conducted to engage the community on a range of topics relevant to the process
and the survey targeted various parts of the City. Finally, a project website was set up to provide a platform
for disseminating information to the general public. Presentations, meeting notes, project updates and design
concepts were uploaded on a regular basis to ensure that the public had a chance to review material and
respond with comments during the process.

Create a Plan for Incremental Change
The effort focused on establishing prioritized, achievable short- and long-term plans to provide the City with
a framework for incremental change. The long-term plans created during the design charrette build upon
the short-term schemes that are achievable today to ensure that the foundation laid in the short-term will
not preclude the long-term vision of the shopping district. In addition, several alternative scenarios for the
Corridor Cities Transitway (CCT) station were explored as the alignment options are still being studied by
Maryland Transit Authority (MTA) and the exact station location is still unknown. These plan alternatives that
focus on the short- and long-term vision for the place enable the City to respond as the market changes and
the future of the CCT alignment is resolved.
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Planned by the principles of New Urbanism, the study area’s adjacent commuThe
pattern that exists affords the residents to preKENTLANDS BO
U L E VAfine-grain
R D C O M M E R C I A development
L DISTRICT
nities were designed in a compact development pattern. The current form of
serve natural areas for the enjoyment of the community. Lakes and stream
development within the KBCD does not support the pedestrian-friendly public
valleys are protected and the development pattern responds to natural condirealm like the residential communities. Potential infill development has the options. The study area’s primary open spaces are found in hardscape plazas, cafe
portunity to fill in the parking lots to make the area more urban and walkable.
seating and very small green parks. Additional development will yield more
opportunities for open spaces that support the urban pattern of development.
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While
The study area’s mixed use zoning classification permits a variety of land uses
KENTLANDS BO
U L E VA R D a
C Owide
M M E R C I Avariety
L D I S T R I C T of uses are present within the study area and adjacent
communities, the land uses are horizontally mixed. Future development affords
within the study area. This flexibility permits a range of development opportuthe potential for vertically mixed-use buildings within the KBCD.
nities to occur in the future.
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TRANSPORTATION FRAMEWORK
Street Network

Corridor Cities Transitway Alignment Options
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T
the drive aisles of the parking lots associated with the Kentlands Square and
tern within the KBCD. If the Master Plan Alignment option is changed to run
Market Square Shopping Centers. While the drive aisles of the parking lots do
on the southwest side of Great Seneca Highway, the KBCD has the potential
not feel like streets today, they provide a logical framework for potential infill
to evolve into a mixed-use town center.
development in the future and an understandable framework for pedestrians
and drivers.
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COMMUNITY ENGAGEMENT
Purpose
The community engagement strategy and encouraging public participation were critical elements
from the beginning of the planning effort. Not only
were City leaders and staff members cognizant of
the need to obtain viewpoints from the immediate
and surrounding community, they welcomed the
opportunity to hear from the people living, working
and shopping in the Kentlands Boulevard Commercial District. Early in the process, the planning staff
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and project team worked hand-in-hand to establish
a community engagement plan to provide the community with multiple opportunities to interact with
the project team, to ask questions and to voice
their opinions and concerns.
The project team used three primary community
engagement strategies to include the public in the
process: project website, educational workshops, a

telephone survey and a five-day design charrette.
Unlike many other design efforts, the project team
and planning staff purposely held the charrette at
the end of the project. This format allowed the
project team to perform existing conditions analyses, listen to community comments and concerns
and meet with key stakeholders before creating
any plans.

PUBLIC OUTREACH

Project Website
A dedicated project website was created as a
platform to disseminate information, notify the
community about public engagement activities and
encourage interaction between interested parties.
The website included: a project calendar with major milestones and meeting dates; summary reports
and meeting notes for public review; and notifications and invitations for public engagement activities. Throughout the process, the community could
access the website and gain up-to-date information
on the project’s status.
Citizens who signed up to receive notifications on
the study’s progress were sent occasional emails to
announce document postings or meeting dates and
locations.
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EDUCATIONAL WORKSHOPS
The first portion of the multi-faceted outreach
program for the planning effort was a series of
educational workshops conducted at the beginning
of the project. The team identified three key topic
areas for public education: transportation, retail
market and urban design. An individual night was
devoted to each topic between July and September
2007. The workshops, held in a local middle school,
began with a presentation by the project team and
were followed by various discussions and interactive exercises.

a broad range of ideas were shared during the session, a few common concerns were raised:

Transportation & Traffic Educational Workshop

Transportation Workshop
During the workshop on transportation and transit
issues, the project team presented information on
the study area’s existing traffic and parking conditions and provided information to the public on the
Corridor Cities Transitway (CCT).
Adjacent to the study area, the planned CCT master plan alignment travels north on Great Seneca
Highway on the east side of the roadway and
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curves into Quince Orchard park just as it passes
Kentlands Boulevard.
After the presentation, the attendees were divided
into small group for facilitated discussions on traffic
and transportation topics impacting the Kentlands
Boulevard Commercial District. Team members and
City staff lead open format discussions on access
and mobility, parking, transit and traffic issues. While

Access & Mobility
• Kentlands Boulevard is too wide, it acts as a
divide, and it is difficult to cross as a pedestrian
or bicyclist.
• Traffic circles are confusing for drivers and
pedestrians; however, people preferred the
current condition to replacing the circles with
signalized intersections.
• Market Square is a ‘walking destination’ while
Kentlands Square shopping center is a ‘driving
destination.’
Transit
• The quality and aesthetic value of the walk to
transit (CCT) stops is key to its appeal.
• Convenience is a more important factor than
cost when deciding to use transit or not.
• At present, most people indicated that it was
easier – faster and more convenient – to drive
rather than use transit.

PUBLIC OUTREACH

Parking
• Most agreed that there is not a parking problem at Kentlands Square or Market Square, but
the City should be mindful of the strain future
development will put on the area.
• People were okay with the idea of parking
garages should future development warrant it
in the study area.
• Many attendees did not want to pay for metered spaces or parking garage fees; however,
the group did mention that it might not be a
bad idea if there was a discount and/or validation option.
Traffic
• The four-way stop between the two roundabouts on Kentlands Boulevard is hard to navigate and difficult for drivers and pedestrians.
• Crossing and left turns onto Kentlands Boulevard are not safe.

Retail Market Workshop
The second workshop held during the process was
a session covering the retail market. The presentation covered topics relating to what retailers want
and why, site specific retail issues, and how retail
market analyses are conducted and what the results indicate.
The purpose of the retail market analysis is to
understand existing retail conditions, to identify
impediments to retail, to determine retail development potential and to establish realistic expectations for the future retail. Retailers ask several
major questions when investigating a new location.
It is important for the retailers to know: how many
people are nearby, how close by, how much money
does their household have, value of nearby homes,
level of education and number of family households. These questions are used to identify pockets
of target customers. Local competition for spending
around the Kentlands Boulevard Commercial District is strong and abundant and located in a highly
competitive market. Lack of visibility from drive-by
traffic at KBCD is less than other places including
Washingtonian Center and Lakeforest Mall.

Retail Market Educational Workshop
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Parking agreements, lease restrictions, signage
restrictions and lack of visibility at KBCD make the
center a challenging and complex shopping district. Lease restrictions are based on an agreement
between tenants and the developer. The retailers
are looking to limit competition within the center
or to exclude uses that are incompatible with their
business. The KBCD lease restrictions prohibit the
consideration of several types of retail tenants.
Parking agreements within the center are linked to
several tenants including K-Mart and Lowe’s and
require that any changes to the property must be
approved by the other party in the agreement. The
KBCD lacks a prominent retailer at the most visible
intersection in the area: Great Seneca and Quince
Orchard. Additionally, signage restrictions further
reinforce the center’s poor visibility to passing traffic.
Following the presentation, attendees were asked
to provide the project team with information
about their current shopping habits. Each person
was given a map of the city with labels of existing
shopping centers and was told to indicate where
they shop for groceries/errands, where they dine,
3. | Section 3: Public Outreach

Interactive exercise completed by attendees of the Retail Market Educational Workshop.

PUBLIC OUTREACH

and where they shop for general items using color
coded dots. The information was used to define the
trade area for the shopping center and immediate
neighborhood and subsequently aided in the retail
market analysis for the Kentlands Boulevard Commercial District.

Urban Design Workshop
The final educational workshop during the process
covered urban design. The session covered urban
design considerations that impact and contribute to
the success of a place – scale and pedestrian sheds,
street hierarchy and network, pedestrian connectivity, continuous frontage, public spaces and building
types.
Scale and Pedestrian Shed. Compact development is
a fundamental element of good urban design. The
pedestrian shed – one quarter mile or 1,320 feet
– is defined as the distance that a person can cover
in a five minute walk at an easy pace. In a high quality, pedestrian-friendly environment, five minutes is

The concept of the pedestrian shed and scale was one topic of the Urban Design Workshop.

the distance most people are willing to walk to a
destination rather than drive. With the introduc-

tion of transit, the pedestrian shed may be enlarged
to a ten minute walk or one half mile because the
distance people are willing to walk is greater.
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Street Hierarchy and Network. The street network
provides a range of options for motorists, bicyclists and pedestrians to move within and through
the area. While many networks are rectilinear or
orthogonal, it is not mandatory. Many successful urban places have a network of curvilinear streets or
streets that respond to the natural topography of
the area. The key to the network is that the streets
are interconnected to one another no matter what
their form.
Pedestrian Connectivity. The urban fabric and form
of development play a large role in how comfortable pedestrians feel in the built environment. Narrower streets with low speeds, buildings built close
to the street to provide a sense of enclosure, sidewalks for pedestrians and well-marked crossings
to signal drivers to use caution are all ways that
the built environment can influence the comfort of
pedestrians.
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Continuous Frontage. Buildings built close to the
street help frame the public realm, but it is important not just to line the street. The buildings must
have doors, shop windows and active facades along
main pedestrian routes. Large format retail stores
provide a continuous building wall, but the stores
only provide one point of entry and little to no
activity for pedestrians. Active continuous frontage
reinforces a pleasant pedestrian experience.
Public Spaces. Public spaces come in a variety of
shapes and sizes for a range of activities in rural,
urban and sub-urban areas. The appropriate type,
size and character of public spaces use cues from
the surrounding area to inform the nature of the
space. In addition, sidewalks, plazas, and outdoor
seating, although not green and heavily planted, are
also examples of great public spaces in urban areas.

Building Types. A range of building types aids in the
creation of a place with a rich urban texture. The
palette of building types appropriate for an area
may be limited to a small amount or expand to a
wide variety. Each place is unique and the building
types appropriate are reflective of the character as
such.
Following the presentation outlining important
urban design considerations for the study area, the
group divided into three groups to discuss a set of
topics. The comments below represent a summary
of the group discussion.
Scale & Character
• The two sides of Kentlands Boulevard may
have different purposes; however, they should
be viewed as one place. The look and feel of
the two sides should be cohesive.
• In the future, the study area would be described as: a village center, town center or transit-oriented development/city center. (Opinions
varied on what the future of the center should
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•

be; however, very few attendees agreed that
the center should be just an ‘excellent shopping
center.’ Most people felt that the study area
had the potential to be more. Many people
felt that a hybrid model of village center, town
center and city center would be a favorable
outcome.)
There should be a mix of uses including office,
residential and retail.

Street Hierarchy & Network
• Connectivity is vital and considering accessibility and bikes is equally as important.
• Main Street has no connectivity to Kentlands
Boulevard.
• Kentlands Boulevard is a division, crossing is a
huge challenge and the character is uninviting.
Pedestrian Connections / Continuous Frontage
• There needs to be additional development to
‘cover the backs’ of the Main Street live-work
units.
• There does need to be some visual breaks
along frontages so streets are not overwhelming.

•

There should be continuous frontage everywhere possible.

Public Spaces
• Main Street Pavilion is used for special events
and/or farmers markets.
• Market Square is active all of the time. It is
“…attractive, surrounded by shops, a good
people watching venue, and a good pedestrian
cut through.”
• More outdoor seating areas – like at Starbuck’s
– would be a good addition to the area.
Building Types
• The current single-story box retail building
type does not fit the future vision of the area.
• There shouldn’t be any more live-works in the
KBCD.
• Some people don’t feel comfortable with
buildings taller than 4-6 stories; others felt that
taller buildings (10 stories) would be appropriate if they were set back at 4 stories; a few
people felt that high rise buildings may be appropriate in the study area.
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SURVEY
Purpose

Sample Area & Method

Summary of Results

In order to obtain a broad range of opinions, the
telephone survey was an additional public engagement tool used to solicit feedback from the general
public regarding the future vision of the Kentlands
Boulevard Commercial Center. The survey included
a sample from adjacent communities as well as
members of the larger City and County population.
A professional survey firm – Barry Zeplowitz &
Associates – conducted the telephone survey from
September 17th – 22nd, 2007.

Interviews for the survey were conducted by
telephone by personnel from the aforementioned
professional survey firm. The fully representative
sample for the survey included 400 residents in
four specified geo-areas. Three of the four areas are
located within the City of Gaithersburg limits and
one area is located in Montgomery County. These
areas included:

Kentlands Boulevard Commercial District residents
are clearly split in their feelings about additional
business development in the Kentlands shopping
areas. Approximately 54% of those surveyed oppose infill development, 35% support it and 11%
are undecided. When asked if infill development
should occur in already developed areas or in new
undeveloped areas, only 19% of those surveyed
cite ‘neither’ to indicate a ‘no-growth’ sentiment.

•

•

•

•
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Area 1 – Developments of Kentlands, Lakelands and Quince Orchard Park in the City of
Gaithersburg
Area 2 – Area north of Area 1 bounded by
Quince Orchard Road, Clopper Road, and
Longdraft Road in the City of Gaithersburg
Area 3 – Area east-southeast of Area 1 and
bounded by I-270, Sam Eig Higway, Muddy
Branch Road, Mission Drive, and Darnestown
Road in the City of Gaithersburg
Area 4 – Area southwest and northwest of
Area 1 located in Montgomery County

The residents of Area 1 (Kentlands, Lakelands and
Quince Orchard Park) are the most supportive
overall for growth, even though this additional
development would occur in their ‘backyard.’
These residents are the most familiar with the
shopping areas, frequent them the most, are the
most familiar with the CCT, and tend to use public
transportation more than residents of the other
areas. Given these general observations, additional
development in the Kentlands Boulevard Commercial District may indeed be welcomed rather than
opposed when it does occur.

PUBLIC OUTREACH

THE CHARRETTE
Purpose

Timing

The community design charrette was an interactive
public engagement tool used to solicit feedback
from the general public in a compressed timeframe.
The purpose of the exercise was to bring the City,
design team, property owners and the community
together in a transparent process of mutual discovery and problem solving. The design charrette was
an opportunity to:
• Foster collaboration among team members, local
officials, property owners, community activists
and the general public
• Concentrate creative energy and technical expertise
• Support the real-time testing and refinement of
planning and design ideas

The timing of the community design charrette
within the overall project timeline was unique.
Rather than conducting the design charrette at the
beginning of the planning effort, the project team
and planning staff decided to hold the exercise at
the end of the public engagement process. Having the charrette at the conclusion of the project
allowed the team to perform existing conditions
analyses for the retail market, urban form and
transportation network. In addition, all stakeholder
interviews, group community meetings and educational workshops – completed prior to the event
– gave the team background information and insight into the community’s vision for the study area.
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Format + Activities
The five-day charrette included two large-scale
public workshops, an open house, team design
sessions and focused meetings with staff and key
stakeholders. Each of these events was set up
to enable participants to ask questions, provide
comments and feedback, and view the progress of
work. The design team included urban designers,
planners, landscape architects and an illustrator.
These individuals worked hand-in-hand with the
retail and transportation consultants, City staff, and
property owners to develop a vision grounded in
reality with short- and long-term schemes.
An opening meeting was held on Thursday, October 4th to summarize the findings of the retail market analysis and the telephone survery in addition
to providing a brief synopsis of the three educational workshops – transportation, retail market
and urban design – held during the summer. The
purpose of reviewing the material was to provide
the public with an opportunity to understand the
process and give anyone a chance to give additional
feedback and remarks. Any individual new to the
planning effort was quickly brought up-to-date with
the current status of the project.
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While the project team developed design scenarios, staff and key stakeholder meetings were held
intermittently throughout the process as needed
to facilitate the creation of schemes and to test
concepts.
To review initial design scenarios with the public,
the project team held an informal open house the
afternoon of Saturday, October 6th. The drop-in
session with a pin-up area allowed the community
to see the progress of the previous day. As the
vision for the place is meant to be incremental, the
scenarios presented focused on the short-term development opportunities that could be completed
in the near future.
A closing public meeting was held on Tuesday,
October 9th to review the scenarios created during the design charrette. To respond to the desire
to implement the vision incrementally, the project
team created one short-term and two long-term
design scenarios. In addition, the design team
furthered illustrated the design schemes through
the use of several rendered drawings. The scenarios
developed at the design charrette are reviewed in
further detail in Section 4: The Plan.

PUBLIC OUTREACH

Charrette Products.
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PLAN FRAMEWORK
A Quality Public Realm
Focus on improving the public realm by creating
and maintaining a network of walkable streets; safe
street crossings; attractive, accessible public spaces;
and buildings whose form and design contribute to
an attractive street environment.

Accessible and Connected Places
Balance demands on transportation infrastructure by
encouraging a dynamic mix of uses, improving conditions for pedestrians and cyclists, and encouraging
the efficient use of transit and parking resources.

A Rich Mix of Uses
Promote a critical mass and broad mix of mutually
supportive uses, including a range of housing choices, retail, small offices and restaurant offerings, and
public, personal and professional services that support the vitality of the area.

A Plan for Incremental Change
Encourage development that supports the longterm vision for the area while fulfilling short-term
needs.
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PLAN GOALS
Land Use & Intensity
•
•

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

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.

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
•

•
•
View of Market Square

Gradually replace the Shopping Centers in the KBCD with a more urban model (Downtown Kentlands),
through the conversion of surface parking lots to transit-oriented 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.
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IMMEDIATE RECOMMENDATIONS
Develop a unified wayfinding and signage system for the shops and businesses
of the Kentlands Boulevard Commercial District.
•
•
•
•
•

Consider re-branding the KBCD to a more appropriate and recognizable name, such as “Kentlands
Downtown.”
Begin wayfinding and signage initiative with the Main Street Shops, focusing on multi-tenant directional,
gateway, parking directional, and service signage.
List shop and business names clearly with directional arrows to indicate store locations.
Mark parking locations with an easy to understand, universal icon.
Consider the following locations for signage: roundabout at Kentlands Boulevard and Main Street; Main
Street Pavilion; Great Seneca Highway and Kentlands Boulevard; and Quince Orchard Road and Kentlands Boulevard.

Make physical improvements to promote traffic calming and reduce pedestrian
conflicts along Kentlands Boulevard.
•
•
•
•
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Remove all dedicated left turn lanes from Kentlands Boulevard.
Eliminate median break at New Service Lane and Kentlands Boulevard.
Reallocate the existing right-of-way of Kentlands Boulevard to accommodate a uniform sidewalk, planting
strip and travel lane system.
Improve the aesthetic quality of Kentlands Boulevard.

THE PLAN

Improve pedestrian connections and pedestrian experience across Kentlands
Boulevard to make it safer and easier to cross.
•
•
•
•

Establish Main Street, Market Street and New Street 2 as principle pedestrian crossings.
Create a wider median (by removing dedicated turn lanes) to create safer mid-street pedestrian havens.
Redesign crosswalks to be more apparent and visible to drivers.
Consider temporary signage and explore technologies to train drivers to look out for pedestrians in the
right-of-way.

Encourage more restaurant and dining establishments in the KBCD to meet
market demands. Locations near existing dining and entertainment establishments, at street corners and adjacent to public spaces are preferred.
•
•
•

Review existing parking requirements for the KBCD as a whole and identify requirements that hinder
unmet demand for restaurant uses. Consider modifications to current standards.
Continue to encourage property owners to coordinate shared parking facility agreements.
Establish a shared parking standard for a mixed use project that includes residential in the mix of uses.
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STREET NETWORK
A Collection of Thoroughfares
The established street grid and shopping center
drive aisles create an interconnected network for
pedestrians and drivers visiting the KBCD. Future
development will aid in the definition of the public
realm through the placement of buildings close
to the street. The thoroughfares of the Kentlands
Boulevard Commercial District have been grouped
into six categories:
•
•
•
•
•
•

AV 120-66
ST 72-36
ST 62-38
ST 60-36
ST 54-34
LA 30-20

The first number of the street type name denotes
the width from building face-to-building face while
the second number indicates the width of the
pavement from curb-to-curb.
This collection of streets will help create a memorable and walkable community within the study
area and connect to the adjacent neighborhoods.
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All streets within the network support one another to create a framework for pedestrians and vehicles.
Although every street serves an important role within the street hierarchy, there are several key thoroughfares within the Kentlands Boulevard Commercial District

Kentlands Boulevard
Kentlands Boulevard is envisioned to be the primary commercial corridor linking Quince Orchard Road
to Great Seneca Highway and the gateway to the KBCD. Because Kentlands Boulevard has four travel
lanes, parking lanes, and medians, the street can accommodate taller buildings to create a sense of scale for
pedestrians and drivers. Retail and/or commercial office uses will activate the ground floor space along the
length of the corridor.

Main Street
As its name implies, Main Street is intended to act as the principal shopping street for the Kentlands
Boulevard Commercial District. Currently, Main Street is difficult to find and lacks visibility from Kentlands
Boulevard. This plan reinforces the connection of Main Street to Great Seneca Highway by extending the
current character of Main Street across Kentlands Boulevard. Future development along Main Street should
seek to provide a highly pedestrian-friendly experience through form and character that supports the retail
character of the street.

Market Street
Market Street, south of Kentlands Boulevard, currently operates in a pedestrian-friendly, walkable form that
people enjoy. This plan continues the character across Kentlands Boulevard to link Market Square Plaza to a
new public open space on the north side of the KBCD.

THE PLAN

Draft Street Network Diagram

AV 72-36
ST 72-36
ST 62-38
ST 54-34
LA 30-20
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KENTLANDS BOULEVARD
AV 120-66

12’

Improvements

5’

8’

12’-6”

12’-6”

20’

12’-6”

12’-6”

8’

5’

12’

Throughout the public engagement process Kentlands Boulevard was a focus of concern for many
residents. Issues were raised regarding pedestrian
safety, difficulty crossing the street, automobile
conflicts and the character of Ket. Thus, immediate
recommendations for Kentlands Boulevard include
improving the aesthetic quality of the street, reducing pedestrian conflicts, and traffic calming along
the length of the street.

120’

In addition, the public realm of the street can be
improved by placing future development closer to
the street and reallocating the right-of-way to create a wider median and uniform landscape strips
and sidewalks.
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STREET SECTIONS
ST 72 - 36

18’

ST 62 - 38

8’

10’

10’
72’
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8’

18’

12’

8’

11’

11’
62’

8’

12’
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ST 62 - 38 (with arcade)

12’

8’

11’

11’
62’

ST 54 - 34

8’

12’

5’

5’

7’

LA 30 - 20

10’

10’
54’

7’

5’

5’

5’

10’

10’

5’

30’
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FRONTAGE
Design Guidance
For each street in the Kentlands Boulevard Commercial District, primary frontage guidelines address
the rhythm of building entries, level of transparency,
relationship of building entries to sidewalk grade,
minimum clear ceiling heights and permitted projections beyond required building lines (encroachments). Together, these elements give a street its
particular character.

Distance Between Entries
Permitted distance between functioning entries to individual shops, offices or other tenant spaces. On more
active streets, entrances are required to be closer together. On less active streets, minimum distances between entrances are further apart.

Façade Transparency
Transparency is a key factor in influencing the pedestrian experience – increased visual access to and from
interior spaces provide visual interest and informal social interaction in or near public spaces. Higher transparency is a hallmark of publicly-oriented retail frontage, while lower transparency is a hallmark of more
privately-oriented residential frontage.

First Floor Elevation
How building entrances meet the street is another factor supporting street character. For shopping streets,
matching the grade of the adjacent sidewalk and providing total accessibility is of fundamental importance.
In residential settings, however, first floor elevations set higher than the street provide more privacy and clear
separation between the public and private realms.

Minimum Clear Ceiling Height
To promote flexibility of ground floor space, the guidelines require minimum requirements for first floor
ceiling heights. This guideline is intended to ensure long-term adaptability to different uses and adequate allowances for proper lights, signage, awnings and other elements.

Permitted Projections and Recesses
Variations in building facades are accommodating by permitting specific and appropriate elements to project
from or be recessed into the main building wall, otherwise required to be set on a building line. Typical projections include signage, balconies and awnings, while typical recesses include arcades and doorways.
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Frontage Matrix
Street Type

AV 120 - 66 (Kentlands Blvd)

ST 72 - 36

Maximum
Distance Between
Functioning Entries

(1)

Facade Transparency

60’

Min. 60% between
2’ & 10’

30’

Min. 75% between
2’ & 10’

First Floor Elevation

(2)
Permitted Projections

Minimum Clear
Ceiling Height

Match sidewalk grade

Shopfronts
Blade Signs
Awnings
Canopies

15’

Match sidewalk grade

Shopfronts
Blade Signs
Awnings
Canopies

15’

ST 62 - 38

30’

Min. 75% between
2’ & 10’

Match sidewalk grade

ST 54 - 34

60’

Min. 60% between
2’ & 10’

Match sidewalk grade

LA 30 - 20

30’

Min. 60% between
4’ & 10’

0-30” above
sidewalk grade

Shopfronts
Blade Signs
Awnings
Canopies
Arcades
Shopfronts
Blade Signs
Awnings
Canopies
Arcades
BayWindows
Shopfronts
Blade Signs
Awnings
Canopies
BayWindows
Stoops

15’

15’

15’

(1) Voids must be transparent glass permitting unobstructed views to interior spaces.
(2) Stoops may not infringe upon the minimum 8’ clear walkway zone. Awnings, blade signs and upper story balconies are permitted to breach the clear walkway zone if they are no lower than 8’ from the sidewalk
level and the infringement is no more than 2’ for upper story balconies and blade signs and 4’ for awnings and canopies.
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REGULATING PLAN
Introduction

Key Elements

Along with the street network plan, the regulating
plan establishes the framework for future development in the study area. While development may
happen in numerous configurations on a given block,
the regulating plan seeks to define and control the
primary elements important in shaping the public
realm.

Key elements of the regulating plan - open space,
primary frontage, secondary frontage, terminated
vistas and street centerlines - are indicated below.

The plan reinforces Kentlands Boulevard, Main Street,
and Market Street as key streets within Kentlands
Boulevard Commercial District. Primary frontage on
these streets and at intersections is fundamental to
shaping the experience of pedestrians and drivers
alike. Buildings should be built close to the street
and ground floor spaces should encourage interaction between interior and exterior activities.
In addition, terminated vistas are unique opportunities to provide architectural emphasis to the axial
conclusion to a street. The plan indicates terminated
vistas and encourages special attention to these locations. Open space within the study area is also an
important element.The plan encourages open space
in the northern portion of the study area similar in
size and scale to Market Square Plaza.
4.16 | Section 4: The Plan

More detailed mid-term and redevelopment recommendations are oultlined in the Block-by-Block Recommendations on the following pages.
Open Space
Primary Frontage
Street Centerlines
Terminated Vista
Secondary Frontage

THE PLAN

Regulating Plan - Block Map

A2
E
A1
D
H1

Height
Transition Line

C
G
B

H2

F

I

J

K
P

M

L

N

O
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BLOCK-BY-BLOCK RECOMMENDATIONS
Block A1
Mid-Term Recommendations

Redevelopment Guidelines

•

•
•

•

Encourage Giant to expand in place and use
the in-line spaces to accommodate the need
for an additional 20,000sf of space. This change
may act as a catalyst to provide a connection
to The Colonnade development.
The current drive aisle that Giant & K-Mart
front should be reinforced and established as a
two-sided street.

•

Height – 4 to 5 Stories
Parking Location – Accommodated in adjacent
blocks (mid-term scenario) or below grade (redevelopment scenario)
Access – From the north side via alley

•
•

Ground Floor Use – New Street 1 – Retail
preferred
Upper Floor Use – Residential encouraged

Long-Term Recommendations
•
•

Redevelopment of the entire block as a single
project.
Encourage redevelopment at corner of Booth
Street where the existing Chicken Out is
located.

4.18 | Section 4: The Plan

View of Typcial Side Street
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Block A2

Block B

Mid-Term Recommendations

Long-Term Recommendations

•
•

•

K-Mart, or similar big box user, occupies same
building.
The current drive aisle that Giant & K-Mart
front should be reinforced and established as a
two-sided street.
Promote the building of connector from The
Colonnade to the square by removing select
in-line stores.

•

Capitalize on the proximity to the potential
CCT station through a multi-story, mixed use
redevelopment opportunity.

•
•

•
•

Redevelopment Guidelines
•
•

•
•

Height – 8 to 12 Stories; height should taper
down to residential buildings to the north
Parking Location – North side of block. Below
grade parking is encouraged. Above grade
parking is permitted when used in conjunction
with liner buildings.
Access – From the east or north
Ground Floor Use – New Street 1 – Retail
preferred

Block A2

Redevelopment Guidelines

Long-Term Recommendations
•

Owners should consider a property consolidation to increase the potential for more dense
development.

•

Height – 4 to 5 Stories
Parking Location – Interior of block or below
grade; Below grade parking is encouraged.
Above grade parking is permitted when used
in conjunction with liner buildings.
Access – From Kentlands Boulevard or Booth
Street
Ground Floor Use – Main Street and New
Street 4 – Retail preferred; Kentlands Boulevard – Commercial office or retail preferred
Upper Floor Use – Residential encouraged

Block E
Block A1

Block A1

Block C

Block B

Block F
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Foreground: Block D, Background: Block E
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Block C

Block D

Block E

Long-Term Recommendations

Long-Term Recommendations

Long-Term Recommendations

•
•

•
•

Terminated vista opportunity at the southern
corner (bend of Main Street).
Capitalize on the close proximity to the CCT
station and become a multi-story, mixed use
development opportunity. Below grade structured parking is preferred and above grade
parking must have appropriate building liners.
Redevelopment should occur in conjunction
with transit station development.
Reinforce the connection from Main Street
to Great Seneca Highway with the short side
of the block providing access and secondary
frontage.

•
•

•

•

Redevelopment Guidelines
•
•

•
•

Height – 4 to 6 Stories
Parking Location – Interior of block or below
grade; Below grade parking is encouraged.
Above grade parking is permitted when used
in conjunction with liner buildings.
Access – From New Street 4 or New Street 2
Ground Floor Use – Main Street and New
Street 1 – Retail

Opportunity to build the principle open space
in the northern half of the KBCD.
Potential for development on the western side
of the block for public or private use. At a minimum, 50% of the block should be dedicated to
open space. Special attention should be made
to link the residential (to the north of Blocks
A1 & A2) to the new open space.
Capitalize on the close proximity to the CCT
station with redevelopment occurring in conjunction with transit station development.
Reinforce the connection from Main Street
to Great Seneca Highway with the short side
of the block providing access and secondary
frontage.

Redevelopment Guidelines
•
•
•
•

Height – 2 to 4 Stories
Parking Location – On adjacent blocks or
below grade
Access – From New Street 2 only
Ground Floor Use – Commercial office or civic
use, and public space

•
•
•

•

Prime location for the CCT station and station
parking.
Redevelopment should occur in conjunction
with transit station development.
Potential development block as a multi-story,
mixed use building. As the probable location
for the CCT station, Block E has the best potential for high intensity development (mid- to
high-rise).
Reinforce the connection from Main Street
to Great Seneca Highway with the north side
of the block providing access and secondary
frontage.

Redevelopment Guidelines
•
•

•
•

Height – 8 to 12 Stories
Parking Location – Below grade parking is
encouraged. Above grade parking is permitted
when used in conjunction with liner buildings
or to accommodate parking for the CCT.
Access – From New Street 1 only
Ground Floor Use – Main Street and Market
Street – Retail

5 MAY 2008 | 4.21

KENTLANDS BOULEVARD
Commercial District

Block F
Mid-Term Recommendations
•
•

•

Replace the unused open space adjacent to
bank use with more retail space.
At the opposite end, create a corner café condition similar to the Chipotle – wide sidewalks,
outdoor seating, and a restaurant use.
Define the southeast corner of Block F with
an infill building adjacent to the O’Donnell’s
restaurant operation.

Block G
Redevelopment Guidelines
•
•

•

•
Long-Term Recommendations
• Continue to reinforce Main Street and Kentlands Boulevard with continuous frontage.

Height – 4 to 6 Stories
Parking Location – Mid-block; Below grade
parking is encouraged. Above grade parking is
permitted when used in conjunction with liner
buildings.
Access – No curb cuts along Main Street; No
additional curb cuts along Kentlands Boulevard;
Parking/service/delivery from New Street 2
Ground Floor Use – Main Street – Retail
preferred; Kentlands Boulevard – Commercial
office or retail preferred

Mid-Term Recommendations
•

Long-Term Recommendations
•

Major opportunity for redevelopment while
protecting Kentlands Boulevard corridor and
reinforcing Main Street’s shopping experience.

Redevelopment Guidelines
•
•

•
•
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Potential to build additional structured parking
above surface lot.

Height – 4 to 6 Stories
Parking Location – Mid-block, Below grade
parking is encouraged. Above grade parking is
permitted when used in conjunction with liner
buildings.
Access – No curb cuts along Main Street; Parking/service/delivery from New Street 2
Ground Floor Use –Main Street – Retail preferred

THE PLAN

Block H1
Mid-Term Recommendations
•
•

Lowe’s and Kentlands Place remain in place and
continue to function in its current condition.
Improve the streetscape on the northeastern
side of big box along Main Street.

•

Access – No curb cuts along Main Street or
Kentlands Boulevard; Parking/service/delivery
from Market Street

Long-Term Recommendations
•

•

•

Ground Floor Use – Main Street – Retail preferred

Block A2

The transit station on Block E will provide a
redevelopment opportunity. The site could support high intensity development.
Redevelopment should occur concurrent with
or following the completion of the transit station on Block E.

Block E
Block A1
Block D

Redevelopment Guidelines
•

•

Height – 6 to 12 Stories; Height shall step
down from transit station (Block E) with up
to 12 stories appropriate directly adjacent to
transit and up to 6 stories appropriate adjacent
to Block H2.
Parking Location – Mid-block, Below grade
parking is encouraged. Above grade parking is
permitted when used in conjunction with liner
buildings.

Block H1
Block C
Block G
Block B
Block F

Block H2
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Block H2
Mid-Term Recommendations
•

Additional buildings along Kentlands Boulevard
are encouraged.

Long-Term Recommendations
•

Long term recommendations include exploring
Block H2 as an alternate site for the CCT station. If Block H2 is chosen as the CCT station
location, height recommendations should be
modified to reflec the new station location.

Redevelopment Guidelines
•
•
•

•
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Height – 2 to 6 Stories
Parking Location – Accommodated in adjacent
blocks or below grade as appropriate
Access – Limited access along Kentlands Boulevard; Parking/service/delivery from Market
Street
Ground Floor Use – Market Street – Retail
preferred; Kentlands Boulevard – Commercial
office or retail

THE PLAN

Block I
Mid-Term Recommendations
•

•

Permit additional retail and residential space
on shopping center site and require a parking
structure to accommodate parking demand of
new construction and provide excess parking
for adjacent live-work units. Provide additional
parking in excess of requirement through public funding or other public/private partnership.
Provide directional and wayfinding signage (including business names and parking locations)
for live-work units on Main Street.

Long-Term Recommendations
•

Redevelopment Guidelines

Encourage development to occur on existing
surface parking lots. Additional new development should line Kentlands Boulevard and
redevelopment scenarios should include structured parking (above grade structured parking
should be lined).

•
•
•

•

Block F

Block G

Height – 4 to 5 Stories
Parking Location – Below grade parking is encouraged. Above grade parking is permitted.
Access – Limited access from Main Street; No
curb cuts along Kentlands Boulevard; Parking/
service/delivery from Centerpoint Way
Ground Floor Use – Centerpoint Way and
New Street 2 – Retail preferred; Kentlands
Boulevard – Commercial office or retail preferred
Block H2

2
1
1

2
3

Parking garages provide needed parking to support future uses. Buildings lining the garages promote a walkable and pedestrian friendly environment.
Buildings line Kentlands Boulevard to provide a sense of
enclosure and activate the commercial corridor.
An additional parking garage provides excess parking
for adjacent live-work units.

Block I

3

Block J
Block M

Block N

Block K
Block L

Block O
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Block J

Block K

Long-Term Recommendations

Mid-Term Recommendations

•

Reinforce Market Street and Centerpoint Way
as primary shopping streets. Encourage development along Kentlands Boulevard for the
extent of the block.

Redevelopment Guidelines
•
•

•

•

Height – 4 to 6 Stories
Parking Location – Below grade parking is
encouraged. Above grade parking is permitted
when used in conjunction with liner buildings. In select cases, landscape screening may
be permitted to block the view of structured
parking.
Access –No curb cuts along Kentlands Boulevard or Market Street; Parking/service/delivery
from Centerpoint Way and/or New Street.
Ground Floor Use – Market Street and Centerpoint Way - Retail; Kentlands Boulevard
– Commercial office or retail
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•

Consider mixed-use infill building between livework units and retail space on Market Street
West provided parking could be accommodated in adjacent block.

Redevelopment Guidelines
•
•

Long-Term Recommendations
•
•

Continue to reinforce Market Street and Centerpoint Way as primary shopping streets.
Consider a more intense mixed use development to support the future urban character of
Market Square.

•

•

Height – 4 to 5 Stories
Parking Location – Below grade parking is
encouraged. Above grade parking is permitted
when used in conjunction with liner buildings
on primary shopping streets. Parking may also
be accommodated on adjacent (redeveloped)
blocks. Providing surplus parking for adjacent
uses should be considered if Block K is redeveloped with a structured parking deck.
Access – No curb cuts permitted on Market
Street West; Parking/service/delivery from New
Street.
Ground Floor Use – Market Street West and
Centerpoint Way – Retail

THE PLAN

Block L

Block M

Mid-Term & Long-Term Recommendation

Mid-Term Recommendations

•

•

Preserve low scale buildings and open space of
Market Square.

•

•
•

Permit additional retail and residential space
on shopping center site and require a parking
structure to accommodate parking demand of
new construction.
Provide directional and wayfinding signage (including business names and parking locations)
for live-work units on Main Street.
Long-Term Recommendations
Encourage development to occur on existing
surface parking lots. Additional new development should line Kentlands Boulevard and
redevelopment scenarios should include structured parking (above grade structured parking
should be lined).

Redevelopment Guidelines
•
•

•

Height – 4 to 6 Stories
Parking Location – Below grade parking is
encouraged. Above grade parking is permitted
when used in conjunction with liner buildings. In select cases, landscape screening may
be permitted to block the view of structured
parkingAccess –No additional curb cuts along
Kentlands Boulevard; No curb cuts along
Market Street; Parking/service/delivery from
Centerpoint Way, New Street 3 and/or New
Service Lane.
Ground Floor Use – Market Street and Centerpoint Way - Retail; Kentlands Boulevard
– Commercial office or retail; New Street 3
– Commercial office, retail or residential
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Foreground: Block L Background: Blocks J and M

THE PLAN

Block N

Block O

Block P

Long-Term Recommendations

Mid-Term Recommendations

Mid-Term & Long-Term Recommendation

•

•

Consider a more intense mixed use development to support the future urban character of
Market Square provided parking could be accommodated in adjacent (redeveloped) blocks.

•

Redevelopment Guidelines
•
•
•
•

Height – 4 to 5 Stories
Parking Location – Adjacent (redeveloped)
blocks
Access – From rear alley and/or New Street 3
Ground Floor Use – New Street 3 – Commercial office, retail or residential

Permit additional retail and residential space
on shopping center site and require a parking
structure to accommodate parking demand of
new construction.
Continue to reinforce Market Street East and
Centerpoint Way.

•

Preserve low live-work units and open space.

Long-Term Recommendations
•

Consider a more intense mixed use development to support the future urban character of
Market Square.

Redevelopment Guidelines
•
•

•

•

Height – 4 to 5 Stories
Parking Location – Below grade parking is
encouraged. Above grade parking is permitted
when used in conjunction with liner buildings.
Parking may also be accommodated on adjacent (redeveloped) blocks.
Access – No curb cuts permitted on Market
Street East; Parking/service/delivery from Centerpoint Way.
Ground Floor Use – Market Street East and
Centerpoint Way – Retail
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FACTORS INFLUENCING THE PLAN
Introduction
As an existing, functioning shopping center, Kentlands Boulevard Commercial District has numerous
dynamic issues and factors that influenced the charrette plans and ultimately the final illustrative plan
and recommendations in this document. The major
factors influencing the plan included:
•
•
•
•
•
•

Previous Plan
CCT Alignment
Market Conditions
Visibility Issues
Pedestrian Connectivity
Near-Term Development Opportunities

Previous Plans
Previous plans for the Kentlands Boulevard Commercial District clearly laid out a street system to
promote connectivity and a pedestrian-friendly environment. The street network and block pattern
permit and support infill development to occur in a
logical manner with typical urban design standards.
Initially, the established grid has served as the drive
aisles of the parking lots until the market supports
infill development.
4.30 | Section 4: The Plan
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CCT Alignment
Alternatives to the Master Plan option, shown in
blue and yellow, will positively impact the Kentlands
Boulevard Commercial District. Both alternatives,
which travel on the southwest side Great Seneca
Highway adjacent to the study area, provide the potential to transform the one-story retail strip center into a vibrant mixed-use village or town center.
The addition of residents, workers and visitors to
the area will provide a critical mass of people to
support both infill development opportunities and
transit ridership on the CCT.
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The Corridor Cities Transitway (CCT) is a proposed
transportation service that links Shady Grove Metro
Station to Clarksburg in the form of bus rapid transit
or light rail. The purpose of the service is to relieve
traffic congestion along the I-270 corridor. Currently, the State of Maryland is in the master planning process for CCT and the final alignment has not

ES T R ANSI TWAY (CCT) ALIGNMENT

been determined. At present, the Master Plan Alignment, shown in red, is slated to travel northwest
along Great Seneca Highway on the north side of
the road and turn northward onto the MedImmune
property just short of Kentlands Boulevard before
continuing northeast along Quince Orchard Road.

Currently, the City of Gaithersburg owns approximately 10 acres of land reserved for a future Quince
Orchard Park CCT station and 500 space parking
area. Should either of the proposed alternative
alignments be incorporated into the final State CCT
project and the transit station be relocated to the
Kentlands Boulevard Commercial District, the City
should determine the disposition of the 10 acre
property at that time. Discussions with adjacent
property owners should be conducted to secure
any required easements or right of ways through
privately owned properties.
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Market Conditions
Current Conditions. The Kentlands Boulevard Commercial District currently operates 139 retail establishments with an estimated 697,000 to 770,000
square feet of retail space. Approximately 26 of
those 139 retail spaces are occupied by non-retail
uses, such as offices. Of the 113 retail-occupied
spaces, 15% are occupied by Food & Beverage
establishments, 54% are tenanted by GAFO (General Merchandise, Apparel, Furnishings and Other)
retailers, and 31% are occupied by Neighborhood
Goods & Services operations. Currently, less than
one percent (1%) of retail space in the KBCD is
vacant.

Unmet demand exists at Kentlands Boulevard
Commercial District for Neighborhood Goods &
Services and Food & Beverages. General Merchandise, Apparel, Furnishings & Other is a challenged
retail type at KBCD in part because of the center’s
limited accessibility and visibility, but also because of
significant portions of the existing GAFO supply do
not meet customer needs or wants at this time.

Unique conditions that impact the retail demand
for the KBCD include poor configurations of retail
space; the disconnect between K-Mart’s image and
the KBCD’s customer base; and regulatory restric-

Future Demand. In the short-term (24 months),
residential development potential for the KBCD is
limited. In the long-term (10 years), market capacity
for condominiums and townhouse products in the
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tions on parking and additional restaurant uses. In
addition, over five million square feet of shopping
centers pose direct retail competition and are immediately available to KBCD’s customer base.

study area strengthens. Over the next five years, office development at Kentlands Boulevard Commercial District is most likely “not feasible.” As existing
buildings and space under construction is absorbed,
this area is anticipated to experience moderate
demand for office development in the long-term
(10+ year) time horizon.
Recommendations. Recommendations for improving
the KBCD’s position in the regional retail market
include reducing parking ratios for restaurants;
creating guidelines to ensure high-quality design
and construction of new retail space; establishing
a formal Main Street Business Association; installing directional signage for the Main Street district;
creating a design element to enhance Main Street’s
idenity; and placing appropriate signage for the
KBCD at Great Seneca Highway.

THE PLAN

Visibility Issues
Unlike other retail shopping centers in the area, the
Kentlands Boulevard Commercial District lacks visibility from a major highway or major intersection.
The lack of visibility means that visitors must know
where it is located and have a destination in mind
prior to going to the shopping center. For many major retailers, visibility and vehicle trips per day passing
a center can deter or convince a retailer to locate
at a center. While good visibility is a standard desire
of retailers, it is not always the rule. For example,
the Lowe’s in the KBCD is a prime example of a
major retailer locating in an area with little visibility

and succeeding. To overcome the lack of visibility at
KBCD, the shopping district must provide an additional factor to draw people to the area. More residential units and offices in the area would support
both the CCT and provide an additional reason for
retailers to locate in the area.
While the Kentlands Boulevard Commercial Center
lacks a presence at a major intersection, the Main
Street Shops afford an even bigger visibility issue.
Unlike its name would suggest, the Main Street
Shops are buried within the community making lo-

cating them challenging. It is almost impossible that
anyone would happen to drive by the stores and
stop to shop.Thus, it is imperative that a coordinated
marketing and signage effort take place to announce
the location of the shops and draw people to Main
Street. The plan seeks to provide a draw to Main
Street by reinforcing the street across Kentlands
Square and linking it to Great Seneca Highway.
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Pedestrian Connectivity

Left: Roundabouts push pedestrian crossings back from the
street intersections making it difficult for both drivers and
pedestrians to navigate the intersection.
Below: Low buildings fronting Kentlands Boulevard provide
no sense of enclosure and make crossing the street daunting
for pedestrians. The street trees do little to define the public
realm.

On the north side of Kentlands Boulevard, Kentlands
Square currently operates as an automobile-oriented shopping center that ignores the pedestrian
and cycling population. While there are sidewalks in
front of a few stores, the parking lots and drive aisles
dominate the center and make it uncomfortable for
anyone other than drivers.
Market Square, on the south side of Kentlands Bou4.34 | Section 4: The Plan

levard, functions in two distinct ways. The stores
fronting Market Street and the town square create
a comfortable sense of scale and inviting pedestrian
environment while the stores on the exterior of the
shopping center fronting the parking lots do not
support a walkable environment.
Kentlands Boulevard acts as a divide between Kentlands Square and Market Square shopping centers.

Crossing the divided boulevard is challenging and
confusing for pedestrians. Subsequently, the exisitng
condition encourages the use of automobiles to
travel between the two areas.
The plan seeks to establish a comfortable public
realm for pedestrians by creating a sense of scale
with buildings set close to the street, encouraging
continuous frontage along the street, and reinforcing
the established, logical street framework.

THE PLAN

Near-Term Development Opportunities
Today, several short-term development opportunities exist within the study area. The KBCD is operating well under current conditions; however, some
property owners have expressed an interest in developing additional retail space in the near-term. It
is critical for short-term development opportunities
to directly support the mid- and long-term vision for
the study area.
Specifically, three potential immediate development
opportunities exist in the study area:
1

The parking lot adjacent to Whole Foods and
Michael’s currently accommodates overflow
parking for live-work businesses exceeding their
parking capacity. An opportunity exists to build
additional uses on the site with a parking deck
tucked behind. The parking deck would provide
relief for the parking conflict that exists in the
area. The three or four story structure would
accommodate ground floor retail with either
commercial office or residential uses above.

2

Another infill development can be accommodated at the eastern edge of the Market Square
shopping center. A parking deck can be lined
on the northern edge to fill in the current parking lot. The building could support ground floor
retail and commercial office or residential on
the upper floors. Heavy planting on the souther
edge of the garage would provide a buffer to
the neighboring residential units.

3

The final infill opportunity would be an addition
to the existing gas station. The owner would
like to build an additional floor above the existing convenience store with a second building of
similar size next to it.

3

1

2
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CHARRETTE PLANS
Plan A
Option A is a mid-term design that assumes that
the CCT is imminent and there is a demand for additional residential, office and retail space. It is anticipated that this scenario may take ten years or longer
to occur. In this option, the CCT line is located adjacent to the shopping district and the stop is situated
in the current K-Mart parking lot.
1

The current K-Mart parking lot is used as a mixed-use
development opportunity. The block could support underground parking for the CCT, the CCT stop and platform, and retail, office and/or residential development

2

Infill development adjacent to the current Chipotle/
Cold Stone Creamery reinforces the connection from
the Main Street Shops through the shopping district to
Great Seneca Highway

3

Development along Kentlands Boulevard begins to define the street and provide a sense of scale. Buildings
fronting the street are envisioned as six to ten stories
tall.

4

Current buildings fronting Market Street would be redeveloped to include ground floor retail and upper floor
office and/or residential. The blocks would be configured
as parking garages wrapped with development
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Plan B
Like Option A, Option B is a mid-term design that
assumes that the CCT is imminent and a demand
for additional residential, office and retail space. It
is anticipated that this scenario may take ten years
or longer to occur. In this option, the CCT line is
located adjacent to the shopping district and the
stop is situated near the intersection of Great Seneca Highway and Kentlands Boulevard.
1

Option B considers the CCT station to be located near
the intersection of Great Seneca Highway and Kentlands Boulevard. A pedestrian bridge would link Quince
Orchard Park residents and MedImmune employees to
the transit station.

2

The potential to add an open space element to the
northern side of KBCD is explored. The block could support a small building (similar to the mixed use building
in Market Square Plaza) and public open space.

3

Connections to surrounding residential neighborhoods
are reinforced through new development on the existing
Giant site.This allows residents of the Collonade to have
direct access to KBCD. Booth Street is also connected to
the street network.

4

A significant opportunity exists to provide additional
housing on the western edge of the study area. Proximity to retail, restaurants and transit are attractive amenities for residents.

3
2
4

1
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The City of Gaithersburg makes no warranty, express or
implied, for the completeness and accuracy of the
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