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REQUEST
Kimco Realty, LLC has submitted Schematic Development Plan (SDP) application SDP8146-2019 (Exhibit #1). This plan is in accordance with Sketch Plan SK-7837-2018, known
as Market Square, approved by Resolution R-31-18 (Exhibit #5). The area that is the subject
of this application is known as the Kentlands Market Square. The plan proposes a six-story
mixed use building to include 245 residential apartment units (14 studios, 127 one-bedroom
units, 96 two-bedroom units and 8 three-bedroom units). There is additionally 12,150 square
feet of commercial space, 576 parking spaces in integrated structured parking, and 3,000
square feet of amenity space for the residences.
LOCATION
The subject property, known as Block “F” of Sketch Plan SK-7837-2018, is 9.4 acres and is
generally bounded by Kentlands Boulevard to the north, Commerce Place to the west, Center
Point Way to the south and a proposed “New Lane” (Drive A) to the east, which separates
the property from the adjacent stacked condominiums.

Location of Project Area

PROJECT BACKGROUND
The subject property (“Site” or “Property”) is part of the Kentlands Market Square shopping
center, which is improved with approximately 251,207 square feet (SF) of gross floor area on
±21 acres. Existing improvements to the shopping center include nine (9) one and two-story
buildings and surface parking lots. The Property is bisected by Market Street and Center
Point Way, and has frontage along Kentlands Boulevard. The shopping center is adjacent to
the Kentlands and Lakelands neighborhoods as well as the Kentlands Square Shopping
Center north of Kentlands Boulevard. The shopping center is accessed from Kentlands
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Boulevard to the north, from Main Street to the south and west, and Chevy Chase Street to
the east.
The portion of the Market Square property specifically included in the current SDP application
currently includes approximately 19,000 square feet of commercial space and a 322 space
surface parking lot.
REQUIRED ACTIONS
Approval of SDP-8146-2019, by the City Council is dependent upon the findings required
under § 24-160D.10 (b) of the City Code as follows:

(b)

The city council shall approve a schematic development plan only upon the
finding that:
(1) The plan is substantially in accord with the approved sketch plan; and
(2) The plan meets or accomplishes the purposes, objectives and minimum
standards and requirements of the zone, and other requirements of the City
Code; and
(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; and
(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;
and
(5) That existing or planned public facilities are adequate to service the
proposed development contained in the plan; and
(6) That 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
(7) That the plan, if approved, would be in the public interest.

Therefore, the Applicant has the burden of showing that the application complies with the
purpose and intent of the MXD Zone and the master plan. Additionally, evidence must be
shown that the application will be compatible and harmonious with the surrounding planned
and existing land uses and will accomplish the objectives, minimum standards, and
requirements of the zone.
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ANNEXATION, ZONING AND SITE PLAN HISTORY:
Annexation
The Property was annexed by the Mayor and Town Council into the City of Gaithersburg as
part of a greater area that contained approximately 928 acres of land in 1967 as Annexation
X-088 by resolution R-22-66. This annexation included what are now Kentlands, Lakelands,
Timberbrook, and portions of Washingtonian Woods. The subject Property was zoned R-A
(Low Density Residential) as a holding zone at the time of annexation.
The City, on February 6, 1989, approved Zoning Map Amendment Application Z-262,
Ordinance O-3-89, which rezoned all of the “Kentlands” property (352 acres) from the R-A
(Low Density Residential) Zone to the MXD (Mixed Use Development) Zone. As part of this
rezoning, the City approved an accompanying sketch plan. This original Zoning Map
Amendment was followed by Z-280, known as "The Lakelands", that rezoned and established
a sketch plan for 343.22 acres of land 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 on February 3, 1997 by
Ordinance O-6-97.
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Site Plan History
The existing development of Market Square was constructed in accordance with Resolution
R-86-97, that approved Schematic Development Plan SDP-7-1 (Midtown Phase 2, Section 3
& 4, Market Square, and Phase One of Lakelands) on July 7, 1997. Shortly thereafter, the
City granted final site plan K-1084 on October 14, 1997. Since the time of these approvals,
numerous amendments to the Site Plan have been processed and approved to allow for
modifications and alterations to the existing retail center. Most recently, the Planning
Commission approved AFP-7591-2017, permitting façade renovation, landscaping changes
and the addition of a new pass-through connecting Market Street and the newly named
Commerce Place Way.
Master Plan
The Kentlands Boulevard Commercial District (KBCD), an 80-acre commercial area divided
by the four lane Kentlands Boulevard, was identified in the City’s 2003 Master Plan Update
as one of ten Special Study Areas. The City, in June 2007, undertook developing the
Kentlands Boulevard Commercial District Special Study Area Master Plan (Master Plan),
which culminated in its adoption on May 5, 2008. The Master Plan provided a framework for
redevelopment for the district, calling for a quality public realm, accessible and connected
places, a rich mix of uses and a plan for incremental change. The Master Plan provided
specific redevelopment guidelines for Block “F” (referred to as Block “M” in the Master Plan),
calling for 4-6 story buildings and below grade parking or above grade parking when used in
conjunction with liner buildings. The Master Plan further advised that there should be no
additional curb cuts along Market Street and that parking/service/delivery should be from
Center Point Way, New Street or New Service Lane.
Sketch Plan SK-7837-2018
On July 16, 2018, the Mayor and City Council approved Sketch Plan SK-7837-2018 for the
redevelopment of Kentlands Market Square property into a mixed-use community as
envisioned by the City’s “Kentlands Boulevard Commercial District Special Study Area” (the
Master Plan). The Sketch Plan permits up to 1,200,000 square feet of commercial/nonresidential uses and up to 1,614 residential units on approximately 21 acres.
The Sketch Plan outlines Kimco’s long-term vision and creates the framework to transform
the Property into a vibrant mix of uses. The intent of the proposed 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. The sketch plan 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
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keeping with the spirit of the Master Plan, Kimco proposes to redevelop and reposition
Kentlands Market Square in phases with mixed-use development.
Block F:
The sketch plan divides the Property into nine “Blocks”. The current application, SDP-81462019 for Block “F” is the first Schematic Development Plan application under the newly
approved Sketch Plan. The sketch plan permits 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 for Block F. The sketch plan precludes townhouse, hotel, and single-purpose parking
uses for this Block.

GENERAL INFORMATION
SURROUNDING LAND USE/PHYSICAL CHARACTERISTICS:
The subject area lies within an existing shopping center parking lot that is improved with
paving, sidewalks, lights, and some landscaping, including parking lot trees in islands. All
surrounding properties are within the MXD Zone. All properties to the south, north and west
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are commercial shopping centers that are part of the Kentlands community. A two-over-two
condominium community to the east is also part of the greater Kentlands community.
The subject property is currently constrained by numerous access, landscape and utility
easements. The applicant has submitted a series of easement plan exhibits reflecting all
existing and proposed easements, easements to be abandoned, and the ultimate conditions
easements for the project area (Exhibit #52). The easement exhibit will require some
additional refinement prior to the Planning Commission recommendation to ensure accuracy
and to provide adequate continuity for utility easements. A preliminary lotting plan is also
included with the schematic development plan application and identifies the boundaries for
the lots east of Market Street and north of Center Point Way (Exhibit #53). The applicant will
be required to record a final record plat prior to the issuance of a site development permit.
As part of the application package, the applicant has submitted a project compliance
statement letter (Exhibit #45). The letter outlines the project narrative and required findings
in compliance with the MXD zone. In the statement, the applicant lists multiple outreach
meetings that were conducted by the developer and project team to inform adjacent
communities about the project. The letter also includes as an Addendum a market analysis
that was used as the basis for determining the unit mix.
NATURAL RESOURCES INVENTORY AND FOREST STAND DELINEATION
The Natural Resources Inventory/Forest Stand Delineation (NRI/FSD) for this site, ENV7545-2017 was previously approved in March 2017. This site has no environmentally
sensitive areas such as floodplains, stream valley buffers, wetlands/wetland buffers, steep
slopes or forest conservation easements. No specimen trees, cultural or historic features
are located within the project area.
GREEN SPACE
The proposed project will replace the existing surface parking lot and two one-story buildings
with a six-story building, integrated parking garage, sidewalks, landscaping, additional green
areas and stormwater treatment areas utilizing environmental site design. The overall
greenspace for the project area will be 32%, which represents an additional .24 acres of
green space above the requirement. As referenced in the schematic development plan
(Exhibit #49), the amount of green space was calculated as part of the comprehensive
required green space for the Kentlands community.
ADEQUATE PUBLIC FACILITIES ORDINANCE (APFO):
In accordance with § 24-244, “Applicability,” this plan is subject to the APFO requirements
because it is proposing additional development that is not part of a current schematic
development plan.
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Traffic Impacts (§ 24-245)
The applicant has included a Traffic Impact Study, TRF-8134-2019 (Exhibit #27), performed
by Wells and Associates. The TIS confirms that the proposed internal vehicular and
pedestrian circulation systems will be safe, adequate and efficient. The property is currently
serviced by Ride-on bus routes 56, 74 and 76, which provide service between the property
and Germantown, Lakeforest Transit Center and the Shady Grove and Rockville metro
stations. The TIS concludes that the proposed development would generate an additional
84 AM peak hour trips and 107 PM peak hour trips and that all surrounding signalized and
unsignalized intersections would continue to operate at acceptable levels of service. No
additional roadway improvements are required, with the exception of a “No U-Turn” sign to
be installed on Kentlands Boulevard at the Commerce Square Place intersection to restrict
westbound u-turning traffic as part of the site redevelopment. TRF-8134-2019 has been
approved by the Department of Public Works (Exhibit #47) and complies with the City’s
Adequate Public Facilities requirements for § 24-245.
Schools (§ 24-246)
The proposed development is located within the Quince Orchard cluster of the Montgomery
County Public School (MCPS) system. Within this cluster, the schools that currently serve
the proposed development are Rachel Carson Elementary School, Lakelands Park Middle
School, and Quince Orchard High School. Under the City’s Adequate Public Facilities School
Test, adequate school capacity is available at all three schools. Based on the superintendent
recommended CIP, these schools will remain below the 150% for FY2020 and, therefore, the
development satisfies the adequate public facilities requirements of § 24-246.
Water and Sewer Services and Public Utilities (§ 24-247)
The subject SDP area is located within water category W-1 (public water available) and sewer
category S-1 (public sewer available), and thus satisfies the requirements of § 24-247 for
water and sewer.
Fire and Emergency Services (§ 24-248)
The City’s Adequate Public Facilities Ordinance (APFO) requires that any development
project be served by at least two fire stations within a ten-minute response time. The Site is
located within a ten-minute response time of three fire stations:
• Station 8 (Gaithersburg/Washington Grove) (Montgomery Village Avenue)
• Station 31 (Rockville)
• Station 32 (Travilah)
Therefore, adequate fire and emergency services are provided and satisfy the adequate
public facilities requirements of § 24-248.
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AFFORDABLE HOUSING
In accordance with § 24-253, the applicant has developed an affordable housing plan,
approved by City staff (Exhibit #23), that provides 37 moderately priced dwelling units (15.1%
of the total number of units) of varying unit types and is evenly dispersed throughout the
building.
STORMWATER MANAGEMENT AND SEDIMENT & EROSION CONTROL
In accordance with the requirement for the submission of a Schematic Development Plan,
Section 24-160D.9(b), the Applicant has submitted a preliminary stormwater management
plan and sediment erosion control plan applications SWM-8116-2019 and SEC-8117-2019
(Exhibits #2 and #3). The Department of Public Works staff is currently reviewing both plans.
The Applicant is proposing to have the preliminary plans approved prior to the closing of the
record for the Planning Commission.
DESIGN GUIDELINES
The Applicant has submitted Design Guidelines (Exhibit #43) as part of this SDP application.
The Guidelines will to apply to both the current application and future redevelopment of
additional blocks within Kentlands Market Square. The Guidelines present an overall goal of
transforming a largely surface parked retail center into a vibrant mixed-use urban
neighborhood. The stated goal of the design guidelines is to “provide an orderly and
incremental approach to create a dynamic and vital neighborhood.” The Design Guidelines
provide a framework for creating infill buildings that will be context-sensitive to the
surrounding area while providing flexibility of design to address market demand and the
needs of potential tenants. The Guidelines promote a positive and engaging pedestrian
experience along the private streets and allow for uses that are complementary to the
proposed commercial buildings, such as outdoor seating for restaurants, street furniture, and
landscaping.
The Design Guidelines discuss, define, and establish standards for the following:
•
•
•
•
•

Site Organization
Building Frontage
Outdoor Public Spaces
Landscape Guidelines
Architectural Guidelines

To provide further clarity, the Guidelines also include sample diagrams and representative
pictures of existing buildings that embody the spirit of the design criteria. Staff would
encourage the applicant to flesh out some additional detail to the design guidelines in order
to provide more specific guidance to such details as storefront design, sidewalk details,
lighting, etc. that will lead to superior project design.
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Exhibit #43

SCHEMATIC DEVELOPMENT PLAN PROPOSAL:
Site Plan
The application, SDP-8146-2019, proposes to demolish existing buildings F & G (Bucca de
Beppo restaurant, Post Office, My Gym and Orange Theory), remove the existing surface
parking lot, and construct a six-story mixed use building. The new building will include 245
residential apartment units (14 studios, 127 one-bedroom units, 96 two-bedroom units and 8
three-bedroom units), 12,150 square feet of ground floor commercial space, and 576 new
parking spaces in a three-story structured parking lot integral to the building (Exhibit #49).
The plan introduces residential units to Kentlands Market Square for the first time and
reduces the amount of commercial square footage by roughly 6,850 square feet due to the
elimination of existing buildings F and G. The list of permitted commercial uses will be
consistent with the other uses currently found in the shopping center and the surrounding
area, including retail, restaurant, personal service, bank, child care, integrated light
manufacturing, and office.
The proposed building is designed around a large interior courtyard and several smaller
courtyards atop three stories of a structured parking podium. The courtyards provide light to
interior facing units, break up the massing of the east and west facades of the building, and
provide amenities and green space for the residential portion of the project.
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Exhibit #48

Each building frontage is distinct and serves a different purpose.
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Kentlands Boulevard (North Elevation)
One of the immediate recommendations of the 2008 Special Study Master Plan was to
“improve the aesthetic quality of Kentlands Boulevard” and the most recent Sketch Plan
specifically notes, “Kentlands Boulevard is an important local thoroughfare and buildings
along this road will have a strong architectural presence. No service access drive will have
access from Kentlands Boulevard.” To honor the goals of both the Master and Sketch plans,
this project proposes several residential walk-up units along the Kentlands Boulevard. These
units not only provide the project with more variety in unit types but also help to create a more
active street presence along the primary route into the Kentlands commercial district.

Exhibit #62
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Drive “A” or New Lane (East Elevation)
The six-story building appropriately steps down to four stories along its east elevation, to
better relate in scale to the existing two-over-two condominiums to the east. Currently, the
closest existing condominium is approximately 68 feet from the existing retail uses in
Buildings F & G. The new building is located approximately 112 feet from the closest
condominiums, creating a more comfortable visual and physical buffer between the two uses.

Exhibit #62

Commerce Square Place (West Elevation)
The Commerce Square Place frontage is the predominant commercial space of the project.
While the Sketch Plan encourages active ground floor uses along Center Point Way and
identifies Commerce Square Place as the secondary site circulation route, City staff is
supportive of the current orientation of Commerce Square Place as the primary commercial
street of the project. The connectivity created between the newly developed mid-block
Paseo, the proposed 60-foot+- wide multi-use plaza west of Commerce Square Place and
the mid-block pedestrian connection to proposed parking garage will provide a walkable,
connected environment with the opportunity for synergy between the new and existing
commercial uses. Additionally, this plan reflects the Master Plan goal of locating new
restaurant and dining establishments near existing dining and entertainment establishments.
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Exhibit #62
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Center Point Way (South Elevation)
The commercial portion of the project turns the corner at Center Point Way and then ends at
the garage entrance on Center Point Way on the south elevation. Center Point Way will
maintain an active street presence with the inclusion of the residential entry, but it is
secondary to Commerce Square Place, thus a more appropriate location for the garage
entrance.

Exhibit #62
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Parking
Adequate parking for both the commercial and residential portions of the proposed plan are
provided in a combination of a new 576 space structured garage that is integrated into the
new building and 1,043 surface parking spaces throughout Market Square. All 341 required
residential parking spaces are provided on two floors of structured parking within the
proposed building. A gated entry to the parking garage via an entrance at New Lane is
exclusively for use by building residents. The number of provided spaces, 341, is consistent
with the City requirements based on the number and bedroom count of units, as follows:

Exhibit #49b

The commercial parking chart developed as part of the SDP application assumes that all the
831 surface parking spaces throughout Market Square and 235 garage spaces are available
across all commercial uses in Market Square. Access to the commercial garage spaces is
provided via Center Point Way. SDP-8146-2019 indicates that, for the entire Market Square
Shopping Center, 1,043 parking spaces are provided, with 939 spaces required, resulting in
a surplus of 127 parking spaces.

Exhibit #49b
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The project also provides 33 bicycle storage spaces for residents and 6 bicycle spaces for
the commercial portion of the development.
Proposed Roads and Circulation
The applicant has submitted a circulation plan to demonstrate adequate pedestrian and
vehicular circulation throughout the site (Exhibit #55). In accordance with the approved
sketch plan, there are no new access drives to the site.
The Plan utilizes several of the City’s new road typologies and requires no road code waivers.
Commerce Square Place, Center Point Way and Drive A will be maintained as private roads.
However, a currently private portion of Chevy Chase Street at its intersection with Kentlands
Boulevard will become a public road and will be in conformance with current City standards
as a Neighborhood Residential Street. Making this portion of Chevy Chase Boulevard public
will allow continuous public maintenance to and through the existing condominiums adjacent
to the proposed new building.

Exhibit #49b
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As noted, the plan provides for an expanded buffer between the project and existing
residential to the east with the introduction of Drive A. Drive A is classified as a Commercial
Service Road and will provide vehicle and delivery access to the garage exclusively for
residents and commercial vehicles servicing the residential portion of the project. A more
generous 55-foot right-of-way is provided compared to the approximately 14-foot alley
currently east of the existing buildings F and G.

Exhibit #49b

Center Point Way is classified as a Main Street under the City’s new road code. As noted
earlier, garage access for commercial parking, loading, and trash vehicles is via Center Point
Way. The applicant will construct only the north side of the roadway to current City standards
as part of this SDP, indicating on plans that the south side of Center Point Way will be
reconstructed along with future redevelopment of that portion of Market Square. The ultimate
buildout for Center Point Way will be in conformance with the City’s Road Code.
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Exhibit #49b

Commerce Square Place will be constructed as a modified version of the City’s Main Street,
but is designed with angled back-in only surface parking rather than parallel parking at the
curb.
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Exhibit #49b

The applicant’s truck turning exhibits (Exhibit #56) demonstrate that while trucks are able to
access both sets of loading docks from all approaches, the turning movements cross the
centerline of some roadways from some approaches, potentially creating vehicular conflicts.
Staff has advised that the applicant should consider modifying the location of the residential
garage entrance and expanding the turning radius at Kentlands Boulevard/Commerce
Square Place to improve the problematic turning movements.
Streetscape and Landscape Plan
The primary commercial activity for the project is along Commerce Square Place, which
provides a sidewalk and landscaping/furniture zone ranging in width between 14 and 22 feet
on the east side, creating opportunities for outside dining, street furniture, street trees and
lighting. Additionally, an existing 60-foot wide drive aisle on the west side of Commerce
Square Place will be eliminated and replaced with a multi-use plaza with both hardscape and
landscape elements. This space will provide opportunities for both programmed and passive
activities to help create an engaging community experience.
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A mid-block pedestrian access into the new garage aligns with a mid-block crosswalk across
Commerce Square Place to provide connectivity between the new building and the recently
completed Paseo. The angled back-in only parking spaces along Commerce Square Place
also provide a buffer between the active sidewalk environment and vehicular traffic.

Exhibit #48

A series of interior courtyards for the exclusive use of residents provides the primary open
space for the residential portion of the project. The courtyards are designed to make optimum
use of the sun and provides a pool and additional passive outdoor common space for
residents.
Utility Plan
A preliminary utility plan is included as part of the schematic development plan submission
(Exhibit #51). The applicant will be required to provide written approval for the preliminary
utility plan prior to the closing of the Planning Commission’s record.
Development Phasing
The Applicant anticipates constructing the building in one phase. A more detailed
construction phasing plan, designed to ensure sufficient parking availability for Market
Square throughout the construction process, will be included with the final site plan
application.
Architectural Elevations
The applicant has submitted four-sided preliminary architectural elevations for the mixed-use
building, presenting a mix of traditional and contemporary finishes (Exhibit #60). The finishes
are meant to complement the facade improvements to Market Square that are already
underway while maintaining some materials, including red brick, that have been present in
Kentlands architecture since its development over 25 years ago. Some of the natural
materials introduced in the refacing of other buildings throughout Market Square are included
in the first floor commercial portion of the building along Commerce Square Place. The upper
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residential portions of the building include red brick mixed with more modern materials,
including metal panels, and fiber cement, providing a modern building.
City staff is supportive of the proposed architectural direction of this project. This project
represents a new chapter in the development of Kentlands and should reflect 21st century
design to attract a new set of residents and consumers to an established community.

Exhibit #62
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Exhibit #62
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Exhibit #62

SUMMARY:
The applicant has submitted for consideration schematic development plan application SDP8146-2019. This is a complete application as defined by § 24-160D.9.(b), Application for
Schematic Development Plan Approval, of the City Code. A joint public hearing with the
Mayor and City Council and Planning Commission has been scheduled for June 17, 2019.
Because this is the initial public hearing and Staff continues to complete their analysis of the
proposed project, no formal recommendation is provided at this time. A recommendation will
be provided by Staff prior to the Planning Commission’s recommendation discussion. Staff
has, however, identified the following points of interest for the Council’s and Planning
Commissions’ consideration which should be reviewed in more depth:
1. Further refinement to Design Guidelines is necessary in order to ensure the superior
level of design expected for properties in the MXD Zone;
2. Revisions to the garage entrances should be investigated to better accommodate
truck turning movements within an urban environment; and
3. Preliminary letters of approval from the utility companies should be provided to Staff
prior to the Planning Commission’s recommendation.
Staff will continue to work with the applicant on refining the plan, in response to comments
offered at the public hearing or entered into the record.
For the purpose of concluding the public hearing, staff recommends:
1. The Planning Commission make a motion hold the record open until 5:00 PM on July
31, 2019 (44 days) with a Recommendation to the Mayor and City Council tentatively
scheduled for August 7, 2019.
2. The Mayor and City Council make a motion to hold the record open until 5:00 PM on
August 14, 2019 (58 days) with a Policy Discussion tentatively scheduled for
September 3, 2019.
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