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May 3, 2019

Trudy Schwarz
Planning Division Chief
City of Gaithersburg
Planning and Code Administration
31 South Summit Avenue
Gaithersburg, Maryland 20877
Re:

Schematic Development Plan Application SDP-8146-2019
Statement of Master Plan and Zone Regulations Compliance for Kentlands Market
Square Schematic Development Plan

Dear Ms. Schwarz:
Kentlands MKT SQ 1762, LLC (ultimately owned by Kimco Realty Corp), owner of the property
described below and the applicant (“Applicant”), is filing this Statement of Master Plan and Zone
Regulations Compliance for a Schematic Development Plan (“SDP”) pursuant to Section 24160D.9(b) of the City of Gaithersburg Zoning Ordinance (“Zoning Ordinance”). The SDP
proposes 245 new residential apartment units, approximately 12,150 square feet of retail, and 576
parking spaces, including affordable housing and other residential amenities, in one building that
will complement the recent improvements and redevelopment of the existing Kentlands Market
Square shopping center and provide a vibrant mix of uses anticipated by the Master Plan and
Sketch Plan for the site (“Project”). The Project is located on the northeast portion of the parcel
identified as Parcel A, Block WW, Plat 20511 (Tax Account #09-03203825) (the northeast portion
referred to herein as the “Property”). The Property is generally bounded by Kentlands Boulevard
to the north, Commerce Square Place to the west (a recently named private road), Center Point
Way to the south, and a proposed service lane to the east separating the Project from the adjacent
two-over-two townhomes on Chevy Chase Street and Bucksfield Road located within the
Kentlands community.
Property Background
The Property is part of the 20.7-acre Kentlands Market Square shopping center (“Market Square”)
and within the Kentlands Boulevard Commercial District that is addressed in the 2008 Kentlands
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Boulevard Commercial District Special Study Area Master Plan (“Master Plan”). The Property is
surrounded by an established employment base and diverse commercial uses. It is convenient to
the MedImmune/AstraZeneca Campus and a host of additional office and laboratory uses. The
Property is located near the Kentlands/Lakelands Live-Work Units on Main Street and is located
across Kentlands Boulevard from the approximately 37-acre Kentlands Square shopping center
that includes 402,043 square feet of existing commercial uses and is proposed for long-term
redevelopment. The Property has tremendous access to major local and regional thoroughfares
including Great Seneca Highway (MD 119), Quince Orchard Road (MD 124), the Inter County
Connector (MD 200), and Interstate 270. Further, the Property is served by several bus lines
including the Montgomery County Ride On Routes 56 and 76 and is located proximate to the
future Corridor Cities Transitway (CCT) BRT station on Great Seneca Highway. The Property
also is located within a one-mile radius of at least fourteen (14) parks, trails, and green spaces.
The Property is currently improved with a surface parking lot and approximately 19,000 square
feet of commercial uses in two single-story buildings located on the east side of the Property. The
Property is zoned MXD (Mixed Use Development) under the Zoning Ordinance, and the adjacent
properties are all zoned MXD. The Property is significantly underutilized, is an economic
development opportunity for the City and community, and is poised for redevelopment under the
Property’s Master Plan recommendations, MXD zoning, and Sketch Plan approval.
Approved Sketch Plan
On July 16, 2018, the Mayor and City Council issued Resolution No. R-31-18 (“Resolution”)
unanimously approving Sketch Plan SK-7837-2018 for Market Square. The Resolution adopted
and incorporated City Planning Commission and City staff recommendations into the findings.
Specifically, the Mayor and Council found that the Sketch Plan actualizes the vision set forth in
the Master Plan and is in the public interest. Further, the Mayor and Council found that the Sketch
Plan (1) meets or accomplishes the purposes, objectives, and minimum standards and requirements
of the zone; (2) is in accord with the recommendations in the applicable master plan for the area
and is consistent with any special conditions or requirements contained in said Master Plan; and,
(3) will be internally and externally compatible and harmonious with existing and planned land
uses in the MXD zoned areas and adjacent areas.
The Sketch Plan establishes a framework for long term revitalization with a vibrant mix of uses
and additional density. The Sketch Plan allows up to 1,614 residential units and up to 1,200,000
square feet of commercial/non-residential uses over time across Market Square. The Sketch Plan
divides Market Square into nine “Blocks” – Blocks A, B, C, D, E, F, G, H, and J – and proposes
four general phases of redevelopment. The proposed phases and timing are based largely on
existing retail tenant leases. In the Sketch Plan the Property is noted as Block F and Phase I of
redevelopment.
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The Schematic Development Plan
The SDP represents the first phase of redevelopment under the Sketch Plan and proposes 245
residential apartment units, 12,150 square feet of retail, and 576 total parking spaces for both the
residential and retail uses in one building. The Project will replace the existing underutilized
surface parking lot and the existing 19,000 square feet of single-story retail uses on the east side
of the Property. The residential will include fifteen percent (15%) affordable units, which equals
37 units of Moderately Priced Dwelling Units (“MPDUs”). Although the Sketch Plan allows for
up to 310 residential units and up to 150,000 square feet of commercial square footage on Block
F, the SDP proposes 65 fewer units than the maximum number of units permitted and offers a
blend of residential units and approximately 12,150 square feet of street level retail. The Project
will comply with the height limitation approved for Block F under the Sketch Plan.
The unit mix includes a mix of studio (6%), one-bedroom (52%), two-bedroom (39%) and threebedroom (3%) units as detailed below:
Unit Type

# Units

Effi ci ency

14

% of Total
6%

1 Bedroom

127

52%

2 Bedroom

96

39%

3 Bedroom

8

3%

Total

245

100%

The Applicant team studied the market demand drivers, comparable properties in the market,
pipeline projects and engaged a third-party market study company, RCLCo Real Estate Advisors
(RCLCo), to prepare an independent market study. A copy of this study is included as Attachment
A. The proposed unit mix was derived from this analysis and provides an assortment of unit types
that will appeal to a wide range of renters. Within each of these unit types there are also multiple
floor plan options that will provide even more variety. Given that this Project is an elevator
building with self-contained amenities and one-story units, it provides an excellent option for many
individuals, families, and lifestyles.
The residential apartments will be both traditional and transitional architecture design with
multisided architectural design and detail. The design is rooted in traditional design principles but
is crafted with modern architectural details. This architectural aesthetic takes cues from its context
in terms of materials and colors but does not try to replicate a design style that is better suited for
townhomes or single-family homes. Rather, the building follows a rational expression of its
function. This transitional design character is contemporary with massing, proportions, and
materials that complement the surrounding buildings without replicating an historical style. The
vertical façade composition is divided into a clear base, middle, and top. This traditional design
creates a rich character and enhances the level of detail. The façade uses depth and materials to
create interest, patterns, and shadow lines all of which reduce the sense of massing of the building.
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The materials include different shades of brick. The building will include a spacious residential
courtyard with an outdoor swimming pool and lounge areas as well as interior residential amenity
space including fitness, meeting areas, and lounge areas for residents to socialize. The SDP also
includes garage spaces to accommodate the existing surrounding retail, new retail, and new
residential uses with a residential access from the proposed service lane on the east side of the
Property and the retail access from Center Point Way.
The SDP also advances the goals of the Sketch Plan by creating activated ground level uses with
retail along Commerce Square Place, the residential lobby and pedestrian access along Center
Point Way, and residential units along Kentlands Boulevard. The Applicant team carefully
analyzed the input from Kentlands Town Architect Duany Plater-Zyberk (DPZ) that was also
adopted by the community to move the parking along Kentlands Boulevard and the units along
Center Point Way. After careful consideration, the team concluded that this idea would conflict
with the goals and objectives for Kentlands Boulevard. Furthermore, the residential lobby was
purposely located along Center Point Way to create a distinct residential entrance from the retail
and to locate it in proximity with the nearby residential uses. Locating the residential lobby along
Center Point Way also allows for more contiguous and flexible retail spaces along Commerce
Square Place which not only complements the retail across the street but prepares it for long-term
viability and success. In addition, it is necessary to locate the retail loading along Center Point
Way to facilitate viable and functional retail. The plans will include thoughtful design details to
screen the loading adequately. The SDP also will include wide sidewalks, street trees, ample
landscaping, and attractive lighting to encourage walking and cycling. These elements will
enhance connections both internal to the site and to the adjacent community.
The building furthers sustainable practices by redeveloping an existing surface parking lot and
adding density in an already developed area. Additionally, the SDP will support sustainability by
including new stormwater management along the perimeter of the building. The SDP will provide
a best in class apartment community in the heart of the Kentlands Downtown core and proximate
to employment, retail, services, transit, and open spaces.
Compliance with the Zoning Ordinance’s Required Findings for Schematic Development
Plan Approval
The SDP satisfies all of the findings outlined in Section 24-160D.10(b) of the Zoning Ordinance,
as follows:
(1) The plan is substantially in accord with the approved Sketch Plan;
The SDP is wholly in accordance with the Sketch Plan. Specifically, the SDP introduces
new residential apartment units, new retail, and new parking to create a mix of uses
envisioned by the Sketch Plan. The SDP offers compatible multisided architecture that
treats each respective street frontage appropriately. All proposed uses are allowed under
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the Sketch Plan and specifically Block F. Additionally, the proposed density of 245 new
residential apartments, approximately 12,150 square feet of retail, and building height
comply with the maximum residential density of up to 310 residential units, up to 150,000
square feet of commercial uses, and maximum building height of up to six (6) stories, as
approved in the Sketch Plan.
(2) The plan meets or accomplishes the purposes, objectives, and minimum standards and
requirements of the zone, and other requirements of the City Code:
The SDP accomplishes the specific purposes and objectives of the MXD zone. The Project
is the first phase of a long-term orderly staged redevelopment of Market Square. All
proposed uses are permitted under the MXD zone. The inclusion of mixed use including
multiple unit types, retail uses, and parking epitomizes the goal of the zone.
The SDP also encourages the efficient use of land by locating new infill mixed-use on an
existing surface parking lot near existing employment, retail, services, transportation, and
public facilities. Furthermore, the SDP reduces reliance on the automobile and encourages
pedestrian and other non-vehicular circulation systems by including complete streets with
comfortable sidewalks, attractive landscaping, and efficient connections to adjacent uses.
As shown on the Green Area Plan, the SDP includes green areas, open spaces, and areas
proposed for landscaping. There are plantings around the base of the building and tree beds
incorporated into the sidewalk design. Furthermore, the building includes elevated
courtyards that will provide both outdoor space for units that face the area as well as
plantings. There is also a large main courtyard that is accessible to all the residents that will
include landscape features including planted beds and planters.
The SDP also will comply with green building requirements. A LEED Silver checklist is
included with the submitted plans. Some of the design elements to achieve these
requirements include:
o solar orientation of the main courtyard orients natural light to the pool and units
facing the courtyard;
o efficient double-loaded corridors which reduces electrical and mechanical loads;
o high efficiency HVAC and appliances;
o LED lighting where possible; and
o redevelopment avoids sensitive ecological landscapes.
All utility lines will be placed underground. The Property is currently served by public
water and sewer on site. The Applicant will work with Washington Suburban Sanitary
Commission (WSSC) during the review process to continue to maintain adequate water
and sewer service.
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The SDP includes 576 off-street parking spaces all contained in three levels of parking
within the footprint of the proposed building. The below-grade level of parking is
exclusively for residential, the first level of parking is exclusively for retail, and the upper
level of parking provides a combination of parking for both uses. The proposed number of
parking spaces is adequate to serve all the proposed uses of the building as well as support
some of the additional surrounding retail uses. There are 341 total residential parking
spaces allocated including 235 spaces on the below-grade level of parking and 106 spaces
on the upper parking level. In addition, there are 235 total retail spaces including 185 spaces
on the first level of parking and 50 spaces on the upper level of parking. While the upper
level of parking includes both residential and retail spaces, the access to the residential
parking is secured and separated from the retail parking. In addition, the Project will be
served by public transportation service options as outlined in the Transportation Section
below and is proximate to a future Corridor Cities Transitway station that is proposed to
be located on Great Seneca Highway between Quince Orchard Road and Kentlands
Boulevard.
Compliance with Affordable Housing Requirements
As a new residential development containing 20 or more dwelling units, the Project is
subject to the affordable housing requirements of Article XVI of the Zoning Ordinance. In
compliance with these requirements, the SDP includes 208 market rate units plus 37
affordable units (15% of the total), for a total of 245 total units. The affordable units will
be rented as MPDUs under the MPDU regulations. Section 24-254 of the Zoning
Ordinance provides that the affordable units shall be of the same appearance, shall use
comparable exterior materials to the market rate units, and shall be proportionate to the
overall unit type and size of the market rate units unless otherwise approved by the City
Manager. In compliance with these provisions, the affordable units will be the same as the
market rate units. Section 24-254 also requires that the affordable housing units be evenly
dispersed throughout the development, with no affordable units located side-by-side unless
otherwise approved by the City Manager. The SDP will evenly distribute the units
throughout the Project. An Affordable Housing Plan was submitted to the City of
Gaithersburg Division of Housing and Community Development MPDU Program. A
summary of the MPDUs by unit type is below:
Unit Type
Efficiency
1 Bedroom
2 Bedroom
3 Bedroom
Total

MPDUs
2
19
14
2
37

Market Rate Units
12
108
82
6
208

Total Units
14
127
96
8
245

Finally, the application materials submitted with the SDP confirm compliance with all
applicable provisions of the City of Gaithersburg Code (the “City Code”), including
Chapter 8 of the City Code (Erosion and Sediment Control and Stormwater Management),
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Chapter 19 of the City Code (Streets and Sidewalks), Chapter 22 of the City Code (Trees
and Forest Conservation), and the Landscaping Standards of Article XIII of the Zoning
Ordinance.
(3) The plan is in accord with the area master plan and any accompanying special condition
or requirements contained in said master plan for the area under consideration;
The 2008 Kentlands Boulevard Commercial District Special Study Area Master Plan
(“Master Plan”) generally provides a framework for redevelopment plans based on: (1) a
quality public realm; (2) accessible and connected places; (3) a rich mix of uses; and, (4) a
plan for incremental change. As required by City Code Sec. 24-160D.10.(a)(2), the Sketch
Plan is in accord with the recommendations in the Master Plan and is consistent with most
special conditions and requirements contained in the Master Plan (and the Mayor and
Council specifically made that finding). The Sketch Plan embraces the Master Plan
recommendations and proposes a phased conversion of the existing single-use Market
Square shopping center and surface parking lots into appropriately scaled development
blocks with mixed-use buildings. The SDP continues the vision provided by the Master
Plan and Sketch Plan.
The Project is consistent with the specific Master Plan provisions, which recommends for
Block F (referred to as Block “M” in the Master Plan):
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.
 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 parking.
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Access – No additional 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.

The Project achieves the general and specific Master Plan recommendations through the
proposed street level retail, structured parking, appropriate building height, and more
intense mixed use redevelopment to support the future urban character of Market Square.
(4) The plan will be internally and externally compatible and harmonious with existing and
planned land uses in the MXD zoned area and adjacent areas;
The proposed uses, density, and design of the Project are compatible and in character with
existing and planned land uses. Properties to the north across Kentlands Boulevard in the
Kentlands Square shopping center are currently improved with commercial uses, and Saul
Centers has established its sketch plan for future mixed-use redevelopment in accordance
with the Master Plan. Properties to the east are generally improved with residential uses in
the Kentlands/Lakelands communities with the closest being two-over-two townhomes on
Chevy Chase Street and Bucksfield Road. Properties to the south and west are improved
with commercial uses in the Kentlands Market Square shopping center, which are
undergoing near-term improvements and eventually will redevelop with greater mixed-use
density over the long term. The Project is specifically designed to connect with the
surrounding retail uses and to provide important residential units in close proximity to the
surrounding retail.
(5) The existing or planned public facilities are adequate to service the proposed development
contained in the plan;
The SDP is served by adequate public facilities in accordance with Article XV of the
Zoning Ordinance, as described below.
Transportation. The Applicant has submitted a Traffic Impact Statement with the SDP
application confirming that there is sufficient transportation capacity to accommodate the
Project’s proposed development in accordance with the Gaithersburg Traffic Impact Study
Standards. As detailed in the submitted Traffic Impact Statement, the roadway network
surrounding the Property and the proposed internal vehicular and pedestrian circulation
systems will be safe, adequate and efficient. Bus service currently exists along Kentlands
Boulevard with stops near the Property. The Property is directly serviced by Routes 56, 74,
and 76 with stops along Great Seneca Highway, Kentlands Boulevard, and Quince Orchard
Road. These routes generally provide service between the Germantown and Lake Forest
8
3279905.1

89444.001

Transit Centers and the Shady Grove and Rockville Metro stations. Route 56 operates
seven days a week while Routes 74 and 76 operate Monday through Saturday. The Project
will be responsible for any applicable County Transportation Impact Taxes. Based on
current requirements, Transportation Impact Taxes for the Project are estimated to be
approximately $1.85 million.
Schools. The Property is located within the Rachel Carson Elementary School, Lakelands
Park Middle School, and Quince Orchard High School attendance areas. Based on the
City’s current Adequate Public Facilities School Test, adequate school capacity is available
at all three schools. None of the schools are in moratorium per the memorandum from the
Director of Planning and Code Administration to the Mayor and Council, dated June 29,
2018. The Project will pay any applicable County School Impact Taxes. Based on current
requirements, School Impact Taxes for the Project are estimated to be approximately $1.41
million.
Utilities. The Property is currently developed with both water and sewer service and the
Project will be served by public systems. Electric, gas, and telecommunications services
also will be available.
The Project complies with Section 24-248 – Fire and Emergency services. Fire, police,
and rescue services are within appropriate distances to serve the Property. The Property is
located within a ten-minute response time of three fire stations: Station 8
(Gaithersburg/Washington Grove), Station 31 (Darnestown Road), and Station 32
(Travilah). Other public facilities and services including police stations and health care
facilities also are within appropriate distances to serve the Property.
(6) The development staging or phasing program is adequate in relation to the provision of
public facilities and private amenities to service the proposed development; and,
The Project is proposed to be developed generally in one phase, but with the construction
staged to allow approximately half of the parking on the Property to be available to
surrounding retail uses throughout the construction period and not to be taken all off-line
at one time. This accommodation will necessitate staged construction of the parking garage
to be built in two phases to maintain on-site parking. Adequate public facilities and private
amenities will be provided in a timely way as the Project moves forward.
(7) The plan, if approved, would be in the public interest.
Approval of the SDP would be in the public interest for a variety of reasons. The Project
transforms a large underutilized surface parking lot into a vibrant mixed-use community
that offers new housing, retail and employment opportunities and is the first phase of the
Sketch Plan to implement the vision of the Master Plan. The mix of residential and
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commercial uses will revitalize the Property and surrounding area and create economic
development opportunities for the City, the surrounding businesses, and the surrounding
community. Adding residential units is a critical step in the long term economic
sustainability of Market Square. The Project serves a much-needed demand for housing
and particularly affordable housing units within the City. The Project will assist the County
and City in addressing County population growth forecasts and the desire to locate new
housing in more developed areas, rather than expanding at locations further out from the
major centers of activity. The Property is very convenient to jobs in the Life Sciences
Center and the I-270 Technology Corridor, including those in both the cities of
Gaithersburg and Rockville. The Property is extremely walkable to neighborhood shopping
and all three schools and has bus service connections to major activity centers. The SDP
also advances the Sketch Plan by introducing a vertical mix of uses, activating the street
levels, and enhancing vehicular, pedestrian, and bicycle connections and flow.
Additionally, the SDP offers redevelopment that is compatible with surrounding uses.
The Project achieves multiple objectives from the City’s Fiscal Year 2019 Strategic Plan
such as:
“Safe, livable neighborhoods with a variety of housing types and styles served by diverse
transportation options” (page ii);
“Increase the stock of affordable units throughout the City” (page 65);
“Provide opportunities to redevelop, purchase or improve underutilized and functionally
obsolete properties” (page 65);
“Ensure the City’s rental and ownership housing stock is appropriate for current residents
and for those wishing to remain in the City as their housing needs change” (page 67);
“Explore opportunities to increase the housing supply near transit” (page 67); and
“Encourage high quality, aesthetically appealing development that adheres to City
objectives for sustainable growth” (page 91).
The Project is sensitive to the environmental site conditions on the Property and does not
propose to disturb any critical natural resources, endangered species, wetlands, streams, or
anything of that nature. Adequate access to the site is provided, and the Property can be
served by public utilities. The Property meets the density limitations of the MXD zone,
height and setback requirements and other development standards. For all of these reasons,
the application, plans, and Project are in the public interest and can be approved without
any significant adverse impact on the surrounding properties or public facilities.
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Community Outreach
The Project represents the next phase of fulfilling the long-term vision for Market Square. The
Applicant team has regularly participated in meetings with existing tenants, neighbors and
residents, organized community groups, adjacent and nearby property owners, and community
leaders to gain insight into the shared vision for Kentlands. Below is a list of key recent meetings.
While this list includes only formal meetings, Kimco also has communicated extensively with
community members over a significant period of time and listened to concerns and input.
Recent outreach meetings:
o December 11, 2018: DPZ / Mike Watkins Architects. The team had an initial meeting to
review the working drawings and has continued to seek input and address concerns.
o January 8, 2019: Quince Orchard Park Board Meeting.
o January 14, 2019: Lakelands Community HOA Board Meeting.
o January 15, 2019: Kentlands Downtown Working Group (KDWG) Meeting (via Kentlands
Citizens Assembly).
Kimco also reached out specifically to the community directly east of the Property, BA Kentlands
II Condominium Association, via their property manager (First Service Residential) and invited
them to attend any of the meetings scheduled above and offered to meet separately (which has not
occurred yet). Several condominium residents attended the January 15, 2019 KDWG meeting.
Conclusion
We respectfully request the City’s approval of the SDP as it conforms to all applicable
requirements, effectively integrates residential with commercial uses, promotes important
economic growth within the City, and encourages smart growth by redeveloping underutilized
surface parking. The SDP is consistent with the Master Plan recommendations and Sketch Plan,
fulfills the purposes and requirements of the MXD zone and other Zoning Ordinance provisions,
and is compatible with existing and proposed surrounding uses. The Project will be a very well
designed, smart growth, pedestrian-friendly, and environmentally sensitive mixed-use community
and is a crucial next step in the overall revitalization of Market Square. If you have any questions
or need any additional information, please do not hesitate to contact us. Thank you very much.
Respectfully Submitted,

Stuart R. Barr
Lerch, Early & Brewer, Chtd.
7600 Wisconsin Ave, Suite 700
Bethesda, MD 20814
(301) 961-6095
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ATTACHMENT A
RCLCO Real Estate Advisors February 13, 2019 Market Study.
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REAL ESTATE ADVISORS

KEY MARKET FINDINGS
KENTLANDS MARKET SQUARE
MONTGOMERY COUNTY, MARYLAND
Prepared for Kimco Realty Corporation
February 13, 2019

RCLCO

ABOUT RCLCO

REAL ESTATE ADVISORS

Since 1967, RCLCO has been the "first call" for real estate developers, investors, the public sector, and non-real estate companies and organizations seeking strategic and tactical
advice regarding property investment, planning, and development.
RCLCO leverages quantttative analytics and a strategic planning framework to provide end-to-end business planning and implementation solutions at an enttty, portfolio, or project
level. With the insights and experience gained over 50 years and thousands of projects-touching over $58 of real estate activity each year-RCLCO brings success to all product
types across the United States and around the world.
Learn more about RCLCO al www.RCLCO.com.
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RCLCO

EXECUTIVE SUMMARY

REAL ESTATE ADVISORS

SUBJECT SITE ASSESSMENT - PRIME, HIGH-PRESTIGE
SUBURBAN LOCATION, RETAIL RICH, JOB PROXIMATE
The subject site is located within Kentlands Market Square, a walkable retail center
with a variety of shopping and dining options. Currently, the center is undergoing
renovations to modernize the look and feel of the center in order to better create a
sense of place. This location will appeal to renters looking to have access to a
walkable retail corridor who also desire a quieter, more residential neighborhood feel.
The Kentlands is one of Washington's most established outer suburban communities
with high home values, good schools, and a high-level of neighborhood prestige

ECONOMIC AND DEMOGRAPHIC CONDITIONS- ROBUST
WHITE COLLAR JOB BASE DRIVES APARTMENT DEMAND
The "Upcounty· section of Montgomery County, with 150,000 jobs within 15 minutes,
has experienced steady household and economic growth over the past few years,
primarily driven by growth in biohealth and professional services located along the 1Kentlands Market Square - Rendering

270 corridor. These industries are projected to continue growing in the future and will
continue to lay a strong foundation for the region's future economic outlook.

COMPETITIVE MARKET-BALANCED SUPPLY/DEMAND
OUTLOOK WITH MODERATE ANTICIPATED DELIVERIES
The market has been and is expected to remain in relative balance for the next
several years. Rental rate growth has been moderate but steady averaging about 2%
since 2015 with relatively stable occupancy patterns. In short, there are not signs of
sign~icant supply constraint, but neither are there signs of overbuilding. The market
has consistently absorbed new buildings at a consistent rate of roughly 800 units per
year, which is consistent with RCLCO's future demand forecast. With 1,700 units in
the three-year delivery pipeline, we expect continued healthy market conditions;
realizing that delivering in a particularly active year, or an economic recession, could
cause the subject site to experience a leasing headwind. RCLCO does not
contemplate concessions being required at least up assuming no major changes in
local and regional economies.
Kentlands Market Square - Rendering

Image Source: Kimco Realty
Kimco Realty Corporation
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RCLCO

EXECUTIVE SUMMARY {CON'D)

REAL ESTATE ADVISORS

POSITIONING HYPOTHESIS - COMPETITIVE WITH TOP OF
THE UPCOUNTY NON-METRO, RETAIL-ORIENTED MARKET
The subject property offers unique positioning within a walkable retail environment
with many shopping and dining options that provide a "main street" feel. Compared to
other town centers in Upcounty, Kentlands Market Square provides a more quaint,
neighborhood feel that many renters may find more appealing.
The unit mix is tailored to appeal to young and mature couples and singles who are
attracted to the property's sense of place, provided by Kentlands Market Square, as
well as unit finishes and amenities not currently available at other properties around
Kentlands. Roommates and early-stage families will be drawn to the subject site's
larger units.

The recommended weighted average asking rent is $2.31 per square foot per month
($4Q 2018). At this level, the subject site is appropriately positioned near the top of
the local multifamily rental market in terms of per square foot pricing, owing to its
anticipated higher level of finish and amenity experience coupled with its location in a
walkable retail environment. The subject site is only positioned below The Daley,
which is directly adjacent to the Shady Grove Metro station and thus provides
superior accessibility.

MARKET EXPOSURE- PLAN FOR STABILIZED OCCUPANCY
ROUGHLY ONE YEAR AFTER DELIVERY
The subject site should be able to achieve an average absorption pace of
approximately 15-20 units per month. At this pace, the community will reach a
stabilized occupancy rate of 95% in approximately 13-14 months perhaps including
one to two months of pre-leasing.

Recommended Unit Mix, Unit Sizes, and Rent Ranges; Subject Site

UNIT TYPE
Studio/Junior 1B
1BR
1BR+
2BR
2BR+
2Br+Den/3BR
TOTAL/AVG.

UNITS

MIX

20
105
15
90
15
10
255

7.7%
41.2%
5.9%
35.3%
5.9%
3.9%
100.0%

UNIT SIZE RANGE AVG. UNIT
SF
SIZE SF
550 - 600
720 - 780
900 - 900
1 ,000 - 1 ,100
1 ,235 - 1 ,235
1 ,300 - 1 ,300
550 -1,300

575
746
900
1,060
1,235
1,300
904

RENT RANGE
$1,585 $1,845 $2,025 $2,210 $2,585 $2,820 $1,585 -

$1,685
$1,935
$2,025
$2,320
$2,585
$2,820
$2,820

AVG. RENT AVG. $/SF
$1,635
$1,884
$2,025
$2,276
$2,585
$2,820
$2,090

$2.84
$2.53
$2.25
$2.15
$2.09
$2.17
$2.31

Source: RCLCO

Kimco Realty Corporation
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SITE ASSESSMENT

REAL ESTATE ADVISORS

STRENGTHS
Numerous walkable retail, dining, and
entertainment oplions at Kentlands Market
Square and other retail destinations within The
Kentlands neighborhood
►

Kentlands Market Square's current fac;;ade
renovation will only increase the attractiveness of
the retail

►

The subject site's location off of Kentlands
Boulevard allows for direct access and high
visibility

CHALLENGES

OPPORTUNITIES

►

►

Compared to similar town centers in "Upcounty"
Montgomery County, the subject site is more
secluded

Potential for further development in the
surrounding area and the introduction of new
retail, residential, and entertainment offerings

Map of Subject Site and Surrounding Area

SOURCE. Google Maps: RCLCO
Kimco Realty Corporation
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REAL ESTATE ADVISORS
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RCLCO

. RENTAL MARKET AUDIENCE SEGMENTS

REAL ESTATE ADVISORS

I

POST-GRAD
Description
Motivated

By ...
Financial
Status
Age Range
Location
Preferences
Unit Layout
Amenity
Preferences

I

I YOUNG PROFESSIONALS ,

$50,000
Early and mid 20's
Walkable urban, affordable,
transit
2-BR roommates, Studio, 1BR
Pool, fitness, grill and lounge
areas, pool, pet amenities

Important market segment;
Opportunity to strong desire lo be in urban,
capture
vibrant neighborhoods with
plenty of nightlife options
Potential
Annual
Demand for
New
Multifamily
Units in PMA

51

MATURE PROFESSIONALS

EMPTY NESTER

Location, amenities, quality,
transit

Value-orientation,
convenience, good schools

$110,000 (combined, lots of
student loans)
Late 20's and 30's
Walkable urban, close to
emelolment

$125,000 (waiting to buy
home}
30's and 40's
Good school district, close to
emelotment, retail

Couples and singles,
Couple or single, active in
established wealth, rent due to
community and socially
life change or preference
Downsizing, urban living, nice
Nice finishes and amenities,
finishes, convenience of
convenience
renting
$150,000+ (saving for
$140,000 (limijed savings)
retirement}
60's, 70's
Late 30's, 40's, some 50's
Walkable, sensitive to
Walkable, urban-suburban
locations
reeutation

Studio, 1-BR, Junior 1 BR

2-BR, 3-BR

2-BR, 3-BR

Fitness, grill and lounge
areas, pool, pet amenities

Fijness, outdoor open spaces,
Fitness, pet amenities
pet amenities, playrooms

Just completed degree, in first Well into career, singles and
job or grad school, single
couples
Price-point, location, transit

'

FAMILY

Children at home, usually
young children

Largest market segment;
attracted to neighborhood
Weak market for multifamily
location and strong amenities;
rental
ready for something new/nice
but not ready to buy
332
159

2-BR, 3-BR
Fitness, on-site storage, pet
amenities

Important market segment;
Smallest mark.et segment for
proximity to do employment is
the PMA
attractive

263

52

SOURCE- Esri: US Census Bureau: RCLCO
Kimco Realty Corpora!Joo
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ANNUAL DEMAND FOR NEW UNITS

REAL ESTATE ADVISORS

Based on statistical demand modeling that utilizes data on existing household
behavior and projected household growth, there is annual demand for 858 new
multifamily units in the primary market area. This figure aligns with recent experience
in the primary market area, which averaged about 820 un~s of absorption annually
during 2016 to 2018 YTD.

Breakdown of Annual Demand by Household Type and Lifestage; Primary
Market Area
~ POST-GRAD
6%

EMPTY NESTER
6%

Young and mature professionals represent the most significant source of demand for
multifamily units, accounting for 70% of demand in the primary market area. These
renters most likely work along the 1-270 corridor or commute into downtown DC or the
closer-in Montgomery County suburbs.
Couples and singles make up the vast majority of renters, accounting for over twothirds of total demand. Singles will be drawn to the studio and one-bedroom
apartments with a handful of more-mature singles interested in larger units. Couples
will be drawn to one or two-bedroom units. Roommates and starter families make up
a smaller, though significant, share of demand and will likely be drawn to larger unit
types, underscoring the need for the unit mix to include larger unit types.

~--~-- -----I~-~_. ·,.- . -. : -- ·- .~~;;·

Annual Potential Demand for New Multifamily Units; Primary Market Area
.

-

.

-··.·.

UNIT TYPE

-

~ ~ ~GE·

_

STU_DIO

..

1-Bl;D~ROOM

2-BE~ROOM

2-BEDROOM+

TOTAL

Post-Grad

8%

4

40%

21

51%

26

2%

1

51

Young Professional

8%

25

45%

149

41 %

137

6%

21

332

0%

0

7%

11

83%

132

10%

16

159

6%

16

44%

117

42%

110

7%

19

263

4%

2

55%

29

33%

17

8%

4

52

6%

48

38%

326

49%

423

7%

61

858

Source: Esri: US Census Bureau RCLCO
Kimco Realty Corporation
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GENERAL LIMITING CONDITIONS

RCLCO

REAL ESTATE ADVISORS

Reasonable efforts have been made to ensure that the data contained in this study reflect accurate and timely information and are believed to be reliable. This study is based on
estimates, assumptions, and other information developed by RCLCO from its independent research effort, general knowledge of the industry, and consultations wtth the client and its
representatives. No responsibility is assumed for inaccuracies in reporting by the client, its agent, and representatives or in any other data source used in preparing or presenting this
study. This report is based on information that to our knowledge was current as of the date of this report, and RCLCO has not undertaken any update of its research effort since such
date.
Our report may contain prospective financial information, estimates, or opinions that represent our view of reasonable expectations at a particular time, but such infonnation,
estimates, or opinions are not offered as predictions or assurances that a particular level of income or profit will be achieved, that particular events will occur, or that a particular price
will be offered or accepted. Actual results achieved during the period covered by our prospective financial analysis may vary from those described in our report, and the variations
may be material. Therefore, no warranty or representation is made by RCLCO that any of the projected values or results contained in this study will be achieved.
Possession of this study does not carry with it the right of publication thereof or to use the name of "Robert Charles Lesser & Co." or "RCLCO" in any manner without first obtaining
the prior written consent of RCLCO. No abstracting, excerpting, or summarization of this study may be made without first obtaining the prior written consent of RCLCO. This report is
not to be used in conjunction with any public or private offering of securities or other similar purpose where tt may be relied upon to any degree by any person other than the client
wtthout first obtaining the prior written consent of RCLCO. This study may not be used for any purpose other than that for which tt is prepared or for which prior written consent has
first been obtained from RCLCO.

Kimco Realty Corporation
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REAL ESTATE ADVISORS

AUSTIN
221 West 6th Street, Suite 2030
Austin , TX 78701

LOS ANGELES
11601 Wi l shire Boulevard , Suite 1650
Los Angeles , CA 90025

ORLANDO
964 L ake Baldwin Lane, Suite 100
Orlando , FL 32814

WASHINGTON, DC
7200 Wisconsin Avenue , Suite 1110
Bethesda, MD 20814

Joint Hearing - MCC & PC

SDP-8146-2019
Exhibit #46

Street Traffic Studies, Ltd.
®

A Matyland DOT Small Business Certified Company
A Virginia SWaM Certified Company

May 21, 2019

Mr. Gizachew Tiruneh, Project Manger
City of Gaithersburg
Department of Public Works
800 Rabbitt Road
Gaithersburg, Maryland 20878
RE:

Task Order ENGTO 2018- 109
Kentlands Market Square
Traffic Impact Study Review

Dear Mr. Tiruneh:
As requested, Street Traffic Studies, Ltd has conducted a review of the revised
Transportation Impact Study dated May 2019, prepared by Wells & Associates for the
Kentlands Market Square Schematic Development Plan Amendment.
Our March 13, 2019 review letter noted the following:

There were two items noted that would require a revision to the traffic study, the addition
of the Critical Lane Studv review of the unsignalized intersections and the review/
adiustment ofthe site trip distributions. The addition ofthe CLV analysis is recommended
to make the studv consistent with current City guidelines.
MCDOT issued a review letter dated April 12, 2019. In their letter, MCDOT raised two
issues. The revised traffic study adequately addressed those issues.
Therefore, based on our review of the revised report, the issues noted have been adequately
addressed and we concur with the applicants conclusion that the project as planned will not
have an adverse impact on the local transportation network.
This completes our review of the Traffic Study as submitted, If you have any questions or
require additional infor,matiori, please let me know.

elson, P.E., P.T.O.E.
President

400 Crain Highway, N.W. • Glen Burnie, Maryland 21061
Telephone 410.590.5500 • FAX 410.590.6637

(

Joint Hearing - MCC & PC

SDP-8146-2019
Exhibit #47

)

From:
To:
Cc:
Subject:
Date:
Attachments:

Gizachew Tiruneh
Caroline Seiden
Mark Kile; Michael Johnson; Gregory Mann; Sandra Gross; Trudy Schwarz
RE: ENGTO 2018-109 Kentlands Market Square TIS Review -Revised TIS
Tuesday, May 21, 2019 11:58:30 AM
TRF-8135-2019 - Revised - May 2019.pdf
STS Review Letter.pdf

Good morning Caroline,
Street Traffic Studies, Ltd. (STS) has reviewed the revised Transportation Impact Study (TIS) of
Kentlands Market Square Development dated May 2019 . STS concludes that the study meets the
City guideline , addresses the MCDOT review feedback, and as proposed the development will not
have an adverse impact on the local transportation network.
Attached are :
·
·

The Revised Transpiration Impact Study dated May ,2019
Street Traffic Studies Letter dated May 21,2019

Hence, based on the STS report the revised Transportation Impact Study is acceptable.
Thanks
Gizachew

From: Caroline Seiden <Caroline.Seiden@gaithersburgmd.gov>
Sent: Friday, May 17, 2019 11:26 AM
To: Gizachew Tiruneh <Gizachew.Tiruneh@gaithersburgmd.gov>; Sandra Gross
<Sandra.Gross@gaithersburgmd.gov>; Gregory Mann <Greg.Mann@gaithersburgmd.gov>
Cc: Mark Kile <Mark.Kile@gaithersburgmd.gov>; Michael Johnson
<Michael.Johnson@gaithersburgmd.gov>
Subject: RE: ENGTO 2018-109 Kentlands Market Square TIS Review -Revised TIS
Thanks, GK.
I am hoping that Dave will have no further comments and that once he responds we will be able to
get an email from you confirming that the TIS has been approved (similar to what you provided for
Megamart). Hopefully, we can accomplish this before your last day!
Caroline
From: Gizachew Tiruneh <Gizachew.Tiruneh@gaithersburgmd.gov>
Sent: Friday, May 17, 2019 10:46 AM

To: Sandra Gross <Sandra.Gross@gaithersburgmd.gov>; Caroline Seiden
<Caroline.Seiden@gaithersburgmd.gov>; Gregory Mann <Greg.Mann@gaithersburgmd.gov>
Cc: Mark Kile <Mark.Kile@gaithersburgmd.gov>; Michael Johnson
<Michael.Johnson@gaithersburgmd.gov>
Subject: FW: ENGTO 2018-109 Kentlands Market Square TIS Review -Revised TIS
Importance: High

FYI –the last action on this.
Thanks
GK
From: Gizachew Tiruneh
Sent: Thursday, May 09, 2019 1:44 PM
To: 'David Nelson' <dnelson@streettrafficstudies.com>
Cc: Michael Johnson <Michael.Johnson@gaithersburgmd.gov>
Subject: RE: ENGTO 2018-109 Kentlands Market Square TIS Review -Revised TIS
Importance: High
Hi Dave ,
Please see attached a revised TIS of the Kentland Market Square Development and Montgomery
County ‘s TIS review report . Please review the documents and provide your feedback by May
22,2019.
Thanks
GK
From: David Nelson <dnelson@streettrafficstudies.com>
Sent: Wednesday, March 13, 2019 2:51 PM
To: Gizachew Tiruneh <Gizachew.Tiruneh@gaithersburgmd.gov>
Subject: RE: ENGTO 2018-109 Kentlands Market Square TIS Review
GK
TIS review letter
Dave Nelson
David A. Nelson, PE, PTOE, F- ITE
President
Street Traffic Studies, Ltd
400 Crain Highway, North
Glen Burnie, Maryland 21061
410-590-5500 – Office

410-271-5154 - Cell

A Maryland Department of Transportation Certified Small Business
A Virginia Certified SWaM Company

From: Gizachew Tiruneh <Gizachew.Tiruneh@gaithersburgmd.gov>
Sent: Thursday, February 28, 2019 9:38 AM
To: David Nelson <dnelson@streettrafficstudies.com>
Cc: Michael Johnson <Michael.Johnson@gaithersburgmd.gov>
Subject: RE: ENGTO 2018-109 Kentlands Market Square TIS Review
Importance: High
Hi David,
Please see attached Kentlands Market square Traffic Impact Assessment and Appendices for your
review, and send us your review memo by March 14,2019.

Thanks
GK

