
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Description 

 
MONTGOMERY COUNTY PLANNING DEPARTMENT 
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.  
Date: 10/11/2018 

 Staff recommends approval with conditions. 
 Project will provide a minimum of 25 percent senior affordable housing. 
 The development has received approval from the Town of Kensington. 
 The community has concerns regarding traffic congestion along Knowles Avenue. 
 A traffic study is not required, because the project generates less than 50-person trips under Local Area 

Transportation Review (LATR). 
 
 
 
 

Troy Leftwich, Senior Planner, Area 2 Division, troy.leftwich@montgomeryplanning.org , 301-495-4553 

Patrick Butler, Supervisor, Area 2 Division, Patrick.Butler@montgomeryplanning.org, 301.495.4561 

Carrie Sanders, Chief, Area 2 Division, Carrie.Sanders@montgomeryplanning.org, 301.495.4653 

 

 

Construction of a five-story senior living facility with up 
to 100,000 square feet of total development with up to 
94 units, including up to 30,805 square feet exempt 
from Gross Floor Area as Moderately Priced Dwelling 
Units (MPDUs) or affordable housing units. 
 
Location: 3906 and 3910 Knowles Avenue. 
Sector Plan: 2012 Kensington Sector Plan. 
Zone: CRT-2.5, C-2.0, R-2.0, H-75. 
Size: 34,597-square foot tract. 
Applicant: Kensington Manor Senior Housing LLC. 
Acceptance Date: June 13, 2018. 
Review Basis: Chapter 59, Sketch Plan.  

Kensington Manor Senior Housing, Sketch Plan No. 320180210 

Summary 

Completed:10/1/2018 
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SECTION 1: RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Kensington Manor Senior Housing, Sketch Plan No. 320180210, a senior 
housing residential Optional Method MPDU development on an approximately 34,597 square foot tract, 
zoned CRT-2.5, C-2.0, R-2.0, H-75. The following site development elements shown on the latest 
electronic version as of the date of this Staff Report submitted via ePlans to the M-NCPPC are binding 
under Section 59-7.3.3.F: 
 

1. Maximum density and height; 
2. Approximate locations of lots and public dedications; 
3. General location of vehicular access points; and 
4. Public benefit schedule. 

 
All other elements of the Sketch Plan are illustrative and subject to refinement at the time of 
Preliminary and Site Plan. 

 
This approval is subject to the following conditions: 
 
1. Density 

The Sketch Plan is limited to a maximum of 100,000 square feet of residential development on the 
Subject Property including up to 30,805 square feet of MPDUs or Department of Housing and 
Community Affairs (DHCA) approved units, which is exempt from the calculation of FAR pursuant to 
Section 59.4.7.3.D.6.c.iii. of the Zoning Ordinance. The maximum number and distribution of 
residential dwelling units will be determined at Preliminary and Site Plan. 
 

2. Height 
The development is limited to a maximum height of 60 feet, as measured from the building height 
measuring point(s) illustrated on the Certified Site Plan. 

 
3. Incentive Density 

The development must be constructed with the public benefits listed below, unless modifications 
are made under Section 59.7.3.3.I. Total points must equal at least 50. The requirements of Division 
59.4.7.1 and the CR Zone Incentive Density Implementation Guidelines must be fulfilled for each 
public benefit. Final points will be established at Site Plan approval. 

a. Minimum Parking achieved by providing 47 spaces.  
b. Moderately Priced Dwelling Units, achieved through a minimum of 25 percent MPDUs.  
c. Enhanced Accessibility for Seniors or the Disabled, achieved by providing a least five percent 

of dwelling units with interiors that satisfy American National Standards Institute A117.1 
Residential Type A standards or an equivalent County standard.  

d. Structured Parking achieved by placing parking in a below grade parking structure. 
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4. Transportation 
At Preliminary Plan, the Applicant must provide an interim cross section and final buildout cross 
section for the frontage improvement along Knowles Avenue. Both must be approved by the State 
Highway Administration (SHA), Montgomery County Department of Transportation (MCDOT), and 
Planning Staff. 
 
The interim cross section must include a buffer between the building and sidewalk, an adequate 
sidewalk facility, and a landscape buffer between the sidewalk and travel lanes. The landscape area 
between the sidewalk and travel lanes must incorporate an area for the bus stop and can provide a 
space for a lay-by-lane. 
 
The final buildout cross section must include a buffer between the building and sidewalk, an 
adequate sidewalk facility, a two-way bikeway path, a landscape buffer between sidewalk and travel 
lanes, and a reduced travel lane along Knowles Avenue. The landscape area between the sidewalk 
and the travel lane must incorporate an area for the bus stop and can provide a space for a lay-by-
lane. 
 

5. Future Coordination for Preliminary Plan(s) and Site Plan(s) 
In addition to any other requirements for Preliminary Plans under Chapter 50 and Site Plans under 
Chapter 59, the following must be addressed when filing a Preliminary Plan or Site Plan: 

a. Applicant must improve the circulation and design at the vehicular access, lay-by-lane and 
pedestrian sidewalk at the main entrance of the site. 

b. Applicant must finalize the interim and final built out cross-sections, with applicable road 
code section, as approved by SHA, MCDOT, and Planning Staff. 

c. Applicant must provide a bus shelter. 
d. Applicant must meet Recreational requirements per Section 59.6.3.9. 
e. Architectural features at Site Plan must adhere to the 2013 Kensington Sector Plan Design 

Guidelines and 2012 Kensington Sector Plan. Further coordination with Staff is necessary to 
ensure that architectural design reflects the character of Kensington and is compatible with 
the surrounding properties.  

f. The development must provide MPDUs in accordance with Chapter 25A with the final 
distribution of MPDUs approved by the DHCA. 

g. Installation of the appropriate traffic control to restrict left turns into and out of the 
proposed curb cut from Knowles Avenue. 

h. The Applicant must demonstrate that trucks can safely maneuver into and out of the 
proposed loading area from Knowles Avenue and within the garage. 

i. Further coordination with MCDOT, Commuter Services Section regarding feasible traffic 
mitigation actions that will encourage alternative non-auto-driver transportation modes.  

j. Further coordination with the MCDOT, Division of Transit Services regarding the necessary 
modifications to the existing bus stop along Knowles Avenue.  

k. Dedicate additional right-of-way for a total of 40 feet from the centerline of Knowles 
Avenue. 

l. Assure pedestrian crosswalks are ADA-compliant. 
m. Provide two inverted-U bike racks (or equivalent as approved by the Planning Board Staff) 

for short-term bicycle parking spaces located near the main entrance. 
n. Provide the required number of bicycle parking spaces within a bike room for long-term 

bicycle parking in a safe and conveniently location in the garage. 
o. Confirmation and approval of the "encroaching overhang" of the building along Knowles 

Avenue by SHA and the Montgomery County Department of Permitting Services (DPS). 
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SECTION 2: SITE DESCRIPTION 
 
Vicinity 
The Subject Property (“Subject Property” or “Property” outlined in red in Figure 1 below) is described as 
Lots 3, 4 and 5 on a plat entitled “R.B. Detrick’s Subdivision” recorded in the Land Records of 
Montgomery County at Plat Book B, Plat 30, on November 2, 1891. The Property is located at 3906 and 
3910 Knowles Avenue in the Town of Kensington, outside the historic district, midblock between the 
southwest intersection of Connecticut Avenue and Knowles Avenue, and east of the intersection of 
Knowles and Detrick Avenues. The Subject Property is located within the 2012 Kensington Sector Plan 
area, and approximately a half-mile west of the Kensington MARC Rail Station. 
 
Directly to the north of the Property is Kensington Shopping Center which includes several restaurants, 
an urgent care clinic and a hardware store. To the east is the Kensington Safeway, Kensington Antique 
Row and the Town Hall. To the west is Kensington Park Public Library located at 4201 Knowles Avenue. 
To the south is the Kensington Skatepark, Montgomery County Housing Opportunities Commission and 
a residential neighborhood. 
 

 
Figure 1: Vicinity Map -Property outlined in red 

 
Site Analysis 
The 34,597-square foot Property is zoned CRT-2.5 C-2.0 R-2.0 H-75. The Property is currently improved 
with two houses used as professional offices that are 1,806 square feet and 3,075 square feet in size, 
and an undefined gravel surface parking lot. There are currently two access driveways on the site at the 
west and east edge of the Property boundary on Knowles Avenue.  
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Figure 2: Subject Property outlined in red 

 
Photos: Existing front and rear of Site 
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SECTION 3: PROJECT DESCRIPTION 

 
Per Section 59.4.5.4.B.3 of the Zoning Ordinance, setbacks for principal buildings, accessory structures, 
and parking are established by the Site Plan approval process. Per Section 59.4.5.4.B.4 of the Zoning 
Ordinance, form standards are established by the Site Plan approval process and must address, at a 
minimum, transparency, blank walls, and active entrances. Therefore, building placement and form, 
including parking placement, as shown on the Sketch Plan drawings, are conceptual, and must 
demonstrate compliance with the Zoning Ordinance and the 2012 Kensington Sector Plan and Design 
Guidelines. 
 
Proposal  
The Applicant is proposing to redevelop the Property into an Independent Living Facility for Seniors with up 
to 94 residential units, including a minimum of 25% MPDUs, which will be a combination of one and two- 
bedroom units. The Project will also contain one level of private underground parking with approximately 
47 parking spaces, as well as private amenities and recreation, including a fitness center, wellness center, 
common room and community garden. The proposed maximum height is 60 feet at five stories and will 
provide the required step-back in height due to the adjacent residential townhouse zone. The building is 
designed in a U-shape surrounding a courtyard with a community garden and a plaza area. The Project will 
include a dedication of 18 feet (2,808 square feet) of right-of-way to allow for the Sector Planned 80-foot 
width of Knowles Avenue. The dedicated area along Knowles Avenue will be improved to include new 
sidewalks, a planting buffer and streetscape improvements. The Applicant’s ultimate cross-section for 
Knowles Avenue would accommodate two-way separated bike lanes. The Applicant has provided 
architectural renderings, but Staff has not accepted these as final. Staff will continue discussions with the 
Applicant regarding the proposed materials and design of the building. Further refinement is expected at 
Site Plan. 
 

 
Figure 3: Conceptual Elevation  
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Figure 4: Sketch Plan  

 
Height Compatibility  
The Subject Property abuts a property zoned RT (Residential Townhouse) 12.5 for a portion of the rear 
property boundary. Per section 4.1.8.B. Height Compatibility, the proposal must not protrude beyond a 45-
degree angular plane projecting over the Subject Property, measured from a height equal to the height 
allowed for a detached house in the abutting zone at the setback line. The follow illustration shows how 
the rear elevation will accommodate the height compatibility requirement (Figure 5). 
 

  
Figure 5: Height Compatible 
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Streetscape 
The frontage improvement will be an interim design until a CIP project completes the final layout as a 
larger project along Knowles Avenue between Connecticut Avenue and Detrick Avenue. The interim cross 
section (Figure 6) must include the following: 
 

• Maintain the width of the existing travel lanes on Knowles Avenue; 
• 8-foot space that includes a lay-by-lane, pedestrian bus stop shelter, and landscape with streets; 
• 4-foot landscape area; 
• 6-foot sidewalk; and 
• 3-foot buffer between the building and a sidewalk, which can include planters or landscaping. 

 
 

 
Figure 6: Interim Cross Section 

 
The final buildout (Figure 7) must incorporate the Bikeway Master Plan recommendation for a two-way 
elevated bike path and the narrowing of travel lanes to 11 feet on Knowles Avenue. The final buildout must 
include the following: 
 

• 11-foot travel lane on Knowles; 
• 8-foot space that includes a lay-by-lane, pedestrian bus-stop shelter, and landscaping; 
• 2-foot landscape area; 
• 8-foot future two-way bike lane; 
• 6-foot sidewalk; and 
• 3-foot buffer between the building and a sidewalk, which can include planters or landscaping. 
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Figure 7: Final Cross Section 

 
Both cross-sections will have bay windows that will project into the dedicated right-of-way for Knowles 
Avenue, provided that the projections occur only at the second floor and above approximately 12-feet 
above grade. The Applicant must obtain approval of the projections from MCDPS and SHA at Site Plan. 
 
Transportation 
 
Circulation 
The Subject Property is constrained by only having frontage along Knowles. The Project will have one 
access point onto Knowles Avenue, which is a reduction from the two existing access driveways. The 
proposed access is further away from the intersection of Knowles and Connecticut Avenue compared to 
the existing curb cuts. The access driveway will allow for entry into the parking garage and 
accommodate the loading area for the site. As part of the streetscape improvements, the Project will 
provide a lay-by-lane to handle quick pick-ups/drop-offs, deliveries and other short-term parking needs.  
 
Vehicular Site Access Point and Parking 
Vehicular access to the off-street parking garage and loading dock is from Knowles Avenue. The 
Applicant is discussing with SHA the installation of “No Left Turn” and “Right Turn Only” signs along 
Knowles Avenue, because during the weekday evening peak hours, an eastbound queue of vehicles 
approaching the intersection with Connecticut Avenue limits access to the proposed curb cut. 
 
The Applicant is proposing an interim lay-by-lane for a shuttle bus to drop-off and pick-up residents, 
employees, and visitors. The Applicant should work with SHA regarding proposed lay-by-lane along 
Knowles Avenue frontage given the nearby existing bus stop. 
 
The number of parking spaces in the on-site parking garage must be in accordance with the Zoning 
Ordinance. There are on-street parking spaces two blocks away from the site. The Applicant is also 
working with the two nearby property owners to possibly rent surplus parking spaces for employees and 
residents.    
 
Sector/Master-Planned Roadway and Bikeway  
Knowles Avenue is designated as an Arterial, A-66, with a recommended 80-foot right-of-way in the 
2012 Kensington Sector Plan. The existing right-of-way is approximately 44 feet wide along the Property 
frontage. At preliminary plan, the Applicant must dedicate 18 more feet from the centerline for a total 
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of 40 feet of right-of-way along Knowles Avenue. Although the 2012 Kensington Sector Plan 
recommends a signed shared roadway, SR-18, the draft Bikeways Master Plan recommends two-way 
separated bike lanes along the southside of Knowles Avenue. The Applicant’s ultimate cross-section for 
Knowles Avenue would accommodate the future two-way separated bike lanes. 
 
Public Transit Service 
The subject site is a one-half mile away from the Kensington MARC Station. The nearest public transit 
routes are as follows: 

• Ride On route 4 operates along Connecticut Avenue and Amory Avenue between the Kensington 
and the Shady Grove Metrorail Station. 

• Ride On route 5 operates along Connecticut Avenue between the Twinbrook Metrorail Station 
and the Shady Grove Metrorail Station. 

• Ride On route 33 operates along Howard Avenue and Kensington Parkway between the 
Glenmont Metrorail Station and the NIH/Medical Center Metrorail Station.  

• Ride On route 37 operates along Connecticut Avenue between the Wheaton Metrorail Station 
and the Potomac Community Center on Falls Road.  

 
Connecticut Avenue (MD 185) is located approximately 1,300 feet to the west, where the following two 
other bus routes operate: 

• Ride On route 34 operates along Cedar Lane to Connecticut Avenue to University Boulevard 
between Aspen Hill and Friendship Heights Station. 

• Metrobus route L8 operates along Connecticut Avenue between Aspen Hill and Friendship 
Heights Station. 

 
Pedestrian and Bicycle Facilities 
The Applicant is proposing to upgrade the existing four-foot wide sidewalks to an interim eight-foot 
wide sidewalk with a tree panel. When construction of the final bike lanes along the entire segment of 
Knowles Avenue occurs, the cross-section would be reconfigured to reduce the lane width from 12 to 11 
feet and add the two four-foot wide bike lanes between a tree panel and the sidewalk. 
 
The Applicant will provide two bike racks by the main entrance and a bike room in the garage. 
 
Local Area Transportation Review  
The senior housing is proposed to replace the two existing single-family units, currently used as offices. 
A trip credit for the existing office trips can be used to reduce the number of the proposed senior 
housing trips because the office use had existed for at least 12 years. 
 
The Montgomery County Council’s Resolution No. 17-601, “2012-2016 Subdivision Staging Policy,” 
states that, “if use and occupancy certificates for 75% of the originally approved development were 
issued more than 12 years before the LATR study scope request, the [traffic statement] study must be 
based on the increased number of peak-hour trips rather than the total number of peak-hour trips.” For 
the existing offices, the use and occupancy certificate has existed for at least 12 years. Therefore, the 
traffic statement was based only on the increased number of peak-hour trips by the senior housing 
rather than the total number of peak-hour trips permitting the trip reduction generated by general 
office space. 
 
The numbers of peak-hour trips generated by the proposed senior housing development use the 
Institute of Transportation Engineers’ (ITE) Trip Generation rates. These ITE rates were compared with 
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the trip generation rates from a similar facility located in Takoma Park and found to be statistically 
similar. Attachment 4 shows the number of trips generated by senior housing units minus the existing 
office space within the weekday morning peak period (6:30 to 9:30 a.m.) and the evening peak hour 
(4:00 to 7:00 p.m.).  
 
Under the 2016-2020 Subdivision Staging Policy, a traffic study is not required to satisfy the LATR test, 
because the number of morning and evening person trips is fewer than the standard of 50 or more trips 
within the weekday peak hours. 
 
The Applicant has acknowledged the traffic congestion along Knowles Avenue at the Connecticut 
Avenue intersection and proposes traffic mitigation strategies. These include: controlling the vendor’s 
routes to service the site, providing a ride-share van for the residents, proposing a right-turn only for the 
site, and signage or median post (as approved by SHA) to limit left turns into the site. These strategies 
would help minimize the impacts this project imposes to the existing traffic in the Town of Kensington. 
 
Environment 
Staff approved a Natural Resource Inventory/Forest Stand Delineation (NRI/FSD #42018223E) on July 11, 
2018. There is no forest, streams, wetlands, floodplains, or environmental buffers on the site. The site 
lies in the Lower Rock Creek subwatershed of the Rock Creek watershed and is outside of any Special 
Protection Areas. The proposed project complies with the Environmental Guidelines. 
 
Forest Conservation 
The proposed project is subject to the Montgomery County Forest Conservation law (Chapter 22A of the 
Code) but has received an exemption from Article II from the requirements of preparing a forest 
conservation plan under 22A-5(s)(2). This exemption covers an activity conducted on a tract less than 
one acre that will not result in the clearing of more than a total of 20,000 square feet of existing forest, 
or any existing specimen or champion tree, and reforestation requirements would not exceed 10,000 
square feet. Forest in any priority area on-site must be preserved. However, a Tree Save Plan will be 
required at the time of Preliminary Plan due to the clearing of a specimen tree. 

Sector Plan  
The Sector Plan’s vision aims to “transform Kensington’s exclusively commercial business district into an 
active Town Center with new residential uses.” The Sector Plan also aims to “broaden housing choices 
for an array of ages and income” (Page 1). The Property is located within the Town Center District in the 
Approved and Adopted 2012 Kensington Sector Plan. The Sector Plan recommends CRT- 2.5, C-2.0, R-
2.0, H-75 Zone for the Subject Property. 
 
Building Height and Density 
The Kensington Sector Plan states that for 3906 and 3910 Knowles Avenue: “Smaller properties on 
Knowles Avenue could undergo joint development under the optional method or separate development 
under the standard method. Building heights on Knowles Avenue between Connecticut Avenue and 
Detrick Avenue should step down from 75 feet at Connecticut Avenue to 60 feet at mid-block and 45 
feet at Detrick Avenue. Reduced density and building height at Detrick Avenue will help create a 
smoother transition to residential properties to the south and west.” The Sector Plan states that the two 
smaller properties (3906 and 3910 Knowles Avenue) should have a maximum height of 60 feet (Page 26-
27). Per the Zoning Ordinance, the Subject Property has a maximum permitted height of 75 feet. Thus, 
there is some ambiguity in the Sector Plan relative to the maximum allowable building height for the 
Property. 
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Regardless of the recommended height in the Sector Plan, the project is permitted to exceed the 
applicable building height through the provision of MPDUs above and beyond 12.5%. Specifically, 
Section 59-4.7.3.D.6.c.i. of the Zoning Ordinance states that, “if a project exceeds 12.5% MPDUs, the 
height limit of the applicable zone and sector plan does not apply to the extent required to provide the 
MPDUs…”. 
 
However, the Applicant has adhered to the community’s concerns and proposes a building height of up 
to 60 feet which meets the intent of the sector plan for this segment of the block, and Staff supports the 
requested maximum height of 60 feet. In the rear of the Property, the building will step down in 
accordance with the CRT Zone setback compatibility standards per Section 59.4.1.8.A. of the Zoning 
Ordinance. 
 
Public Open Space and Connectivity 
The Sector Plan’s recommendations for connectivity prioritizes pedestrians through recommending 
better streetscapes and encouraging biking and transit use within the Plan Area in general.  
 
Pursuant to Section 59.4.5.4.B.1. of the Zoning Ordinance, the Project is not required to provide any 
Public Open Space since the Property comprises less than one acre in tract area and has frontage on 
only one public right-of-way. However, the Project will include a dedication of 2,808 square feet of right-
of-way to allow for the Sector Planned 80-foot width on Knowles Avenue. In coordination with the SHA, 
the dedicated area along Knowles Avenue will be improved to include new sidewalks, a planting buffer 
and streetscape improvements consistent with the recommendations of the Sector Plan and associated 
Design Guidelines. The project will reserve area for a future bike lane as recommended in the draft 
Countywide Bicycle Master Plan. The existing bus stop directly in front of the entry doors will be 
retained. 
 
Design 
The Sector Plan discusses the need for “Street-Oriented Development” that creates safe, pedestrian 
oriented environments. The Project’s main pedestrian entrance is proposed along the Knowles Avenue 
frontage. While no retail uses are proposed for the Project, the building will incorporate active rooms 
containing fitness equipment, arts and crafts, and conferencing solutions at the ground floor along 
Knowles Avenue. The project will also provide comfortable sidewalks along with streetscaping along 
Knowles Avenue. 
 
Affordable Housing  
The project is required to provide a minimum of 12.5 percent MPDUs per the County’s MPDU 
requirements. The project is proposing a minimum of 25 percent MPDUs, with up to 90 percent MPDUs, 
and is therefore in conformance with the affordable housing requirements. Providing more than the 
required proportion of affordable housing further supports the Sector Plan’s goals for increasing housing 
options within the Town Center for all ages and incomes. 
 
Public Facilities  
The Sector Plan does not recommend any new public facilities. No public facilities are proposed within 
this project. 
 
Public Benefits  
The Sector Plan does not prioritize specific public benefit categories. The Project is anticipated to 
provide more than the minimum 50 public benefit points required. Because the Project proposes a 
minimum of 25% MPDUs, the Application is not required to obtain public benefit points from any 
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categories beyond the diversity of uses and activities category per Section 59-4.7.3.D.6.a.v of the Zoning 
Ordinance. However, the Applicant proposes public benefit points in a total of three categories: 
 

• Connectivity and Mobility 
o Minimum parking:  The Project will provide 47 parking spaces, which is the equivalent of 

the minimum number of parking spaces required under the Zoning Ordinance, and at 
this time the Applicant anticipates achieving 10 points in this public benefit category.  

• Diversity of uses and activities 
o The Project is seeking receipt of public benefit points in the categories of enhanced 

accessibility for seniors or the disabled and Moderately Priced Dwelling Units. 
 Enhanced Accessibility for Seniors or the Disabled.  Five percent of the dwelling 

units in the Project will incorporate interiors that satisfy American National 
Standards Institute A117.1 Residential Type A standards or an equivalent County 
standard.  For every one percent of units that meet this standard, 3 public 
benefit points are allowed.  Therefore, the Project will receive 15 public benefit 
points in this category. 

 Moderately Priced Dwelling Units.  The Project will provide a minimum of 25% 
MPDUs and is thus entitled to receipt of 150 public benefit points in this 
category. 

• Quality building and site design 
o Structured parking:  The Project will provide structured parking, with all the 47 parking 

spaces to be provided in a below-ground parking garage, achieving 20 points in this 
public benefit category. 

 
Community Outreach 
Planning Staff has received approximately twenty-six letters with five in support and twenty-one 
recommending denial of the plan. As a result, the Applicant attended town hall meetings on August 13, 
2018 and September 10, 2018 to address concerns and provide alternative solutions. Due to this 
additional outreach, the plan has received approval from the Town of Kensington, and the Sketch Plan 
addresses many the concerns regarding traffic impacts, building heights, and parking requirements. 
 
The Applicant has reduced the height of the building which limits the number of trips and required 
vehicle spaces from the original submittal. Also, the Applicant is willing to pursue the following which 
are not required: controlling the vendor’s routes to service the site, providing a ride-share van for the 
residents, proposing a right-turn only for the site, and any signage or median post (as approved by SHA) 
to limit left turns into the site.  
 
In addition, MCDOT is planning a Capital Improvement Program (CIP) Project No. 509337 for nearby 
Summit Avenue. This CIP project is intended to provide traffic relief on Connecticut Avenue, which in 
turn should relieve some traffic congestion along Knowles Avenue (Attachment 5). 
 

SECTION 4: PROJECT ANALYSIS AND FINDINGS 
 
The purpose of a Sketch Plan is to identify general land uses, development intensity, and public benefits 
for the optional method of development in the CR, CRT, EOF or LSC Zones. The Sketch Plan is intended 
to be conceptual in nature with an emphasis on building densities, massing, heights and anticipated 
uses, the locations of open and public use spaces, the general circulation patterns for all modes of 
transportation, an estimated range of peak hour trips and relationships between existing or proposed 
adjacent buildings and rights-of-way. Details of the proposed development are determined during 
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Preliminary Plan and Site Plan review. Section 59-7.3.3.E. of the Zoning Ordinance states: “To approve a 
Sketch Plan the Planning Board must find that the following elements are appropriate in concept and 
appropriate for further detailed review at Site Plan. The Sketch Plan must:” 
 
1. meet the objectives, general requirements, and standards of this Chapter; 

 
The CRT Zone permits a mix of residential and nonresidential uses at varying densities and heights. 
The CRT Zone promotes economically, environmentally, and socially sustainable development 
patterns where people can live, work, recreate, and access services and amenities. The application 
of the CRT Zone is appropriate where impacts can be mitigated by co-locating housing, jobs, and 
services. 
 
The Sketch Plan meets the development standards of Section 59-4.5.4, as shown in Table 1 below.  
 

 
Table 1- Project Data Table 

Section 59 Development Standard Permitted/ 
Required Proposed 

  Gross Tract Area (sf)    34,597 sq. ft. 
  Previous Knowles Avenue Dedication   3,432 sq. ft. 
  Knowles Avenue Dedication   2,808 sq. ft. 
  Net Area   28,357 sq. ft. 
Zone CRT-2.5, C-2.0, R-2.0, H-75     
4.5.4.B.2.b Density     
  FAR (Total)   
      Commercial C-2.0 C-0 
      Residential  R-2.0 R-2.0 
  Gross Floor Area 69,195 100,000 sq. ft. 
  Total CRT Density 86,494 sq. ft. 100,000 sq. ft. 
  Exempted MPDUs1 n/a 30,805 sq. ft. 
4.5.4.B.2.b Building Height (feet) 75 60 
4.5.4.B.3 Minimum Setback (feet) 0 n/a 
4.5.4.B.1 Minimum Public/Common Open Use Space (%) n/a n/a 
6.2.4. Total Parking Spaces for 94 units2 47 47 

 
 

The Sketch Plan conforms to the intent of the CR Zone as described below. 
 

a) Implement the recommendations of applicable master plans. 
 
As described in the Sector Plan section of this report, the proposed development implements 
the recommendations of the 2012 Kensington Sector Plan. 

                                                           
1 Approximately 29 units totaling 30,805 square feet (30 percent) are proposed to be exempted from the 
calculation of the Gross Floor Area as MPDUs. 
2 Parking for bikes and vehicles will be determined at Site Plan 
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 b) Encourage development that integrates target opportunities for redevelopment of single-use 

commercial areas and surface parking lots with mix of uses.  
 
The Property is currently comprised of two office buildings with exclusively non-residential uses 
and surface parking. The Project presents a unique opportunity for redevelopment in the Town 
Center core that will introduce residential uses to a district that predominantly includes 
commercial uses. The Project is a pedestrian-friendly proposal that will incorporate activating 
ground-floor design and uses. It replaces surface parking with a below grade parking garage that 
is screened from the adjacent residential community. 
 

c) Encourage development that integrates a combination of housing types, mobility options, 
commercial services, and public facilities and amenities, where parking is prohibited between the 
building and the street.  

 
The Project includes at least 25% MPDU residential units, and the Property is located within a 
half-mile of the Kensington MARC Rail Station and within walking distance of bus stops that 
provide access to several Metro Stations (White Flint, Grosvenor, Medical Center, Bethesda, 
Wheaton, and Silver Spring). The Project will also replace a surface parking lot with structured 
parking below the proposed development. The senior housing provides opportunities in the 
Town for residents that have different income levels to live near many transit options (MARC 
Rail and Metro).   
 

d) Allows a flexible mix of uses, densities, and building heights appropriate to various settings to 
ensure compatible relationships with adjoining neighborhoods.  

 
The Project is proposed to have a maximum building height of 60 feet along the Knowles Avenue 
frontage and a step-down towards the townhouse dwelling units located to the south of the 
Property. The proposed density utilizes both the maximum 2.0 residential FAR permitted under 
the zoning for the Property, as well as the applicable density bonus. Thus, the heights and 
densities proposed by the Project are compatible and provide appropriate transitions to the 
surrounding development. 

 
e) Integrate an appropriate balance of employment and housing opportunities.  
 

The Project provides new residential with affordable housing opportunities for seniors, including 
a minimum 25 percent MPDUs. The Project integrates a housing opportunity in an area that is 
close to retail uses, restaurants and neighborhood services. 

 
f) Standardize optional method development by establishing minimum requirements for the 

provision of public benefits that will support and accommodate density above the standard 
method limit. 
 
The Project will provide the required public benefits from a minimum of three categories to 
achieve the desired incentive density above the standard method limit. 

 
2.   substantially conform with the recommendations of the applicable master plan; 
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As discussed in the Sector Plan section of this report, the Project substantially conforms to 
recommendations of the 2012 Kensington Plan Sector Plan.  
 

3. satisfy any development plan or schematic development plan in effect on October 29, 2014; 
 
The Sketch Plan is not subject to a development plan or schematic development plan. 
 

4. under Section 7.7.1.B.5, for a property where the zoning classification on October 29, 2014 was the 
result of a Local Map Amendment, satisfy any green area requirement in effect on October 29, 
2014; any green area under this provision includes and is not in addition to any open space 
requirement of the property’s zoning on October 30, 2014; 
 
The Property’s zoning classification on October 29, 2014 was not a result of a Local Map 
Amendment. 
 

5. achieve compatible internal and external relationships between existing and pending nearby 
development; 
 
The project achieves compatible internal and external relationships between existing and pending 
nearby development through the building placement close to the right-of-way and allocation of 
MPDUs to provide a housing option for residents. The west elevation incorporates a street wall 
setback to accommodate a stepped down massing towards the residential neighborhood. This 
massing reflects a stepping down from Connecticut Avenue which achieves height compatibility 
with the residential scale along Detrick Avenue. Last, the Project will upgrade the streetscape along 
Knowles Avenue to allow for enhanced pedestrian connectivity through the Sector Plan 
boundaries. 
 

6. provides satisfactory general vehicular, pedestrian, and bicyclist access, circulation, parking, and 
loading; 

 
As described in the Transportation section of this report, the Project provides satisfactory general 
vehicular, pedestrian, and bicyclist access, circulation, parking, and loading. Vehicle and pedestrian 
access will be available from Knowles Avenue. Bicycle infrastructure will be provided along the 
frontage as part of a larger CIP project. The Applicant will build an interim frontage improvement 
that can easily transition into the final design. The loading will occur internally to site and will have 
to be managed to not obstruct traffic flow entering and exiting the parking garage. 

 
7. propose an outline of public benefits that supports the requested incentive density and is 

appropriate for the specific community;  
 

Taking into account the considerations in Section 59-4.7.1.B, including the recommendations and 
objectives of the Sector Plan and any applicable design guidelines, the Incentive Density 
Implementation Guidelines, the size and configuration of the site and its relationship to adjacent 
properties, similar public benefits nearby, and additional enhancements related to the individual 
public benefits, Staff finds that the following outline of public benefits supports the Applicant’s 
request for incentive density and is appropriate for the community surrounding the site, as 
described below. 

For a development of this size in the CRT Zone, the Zoning Ordinance requires 50 points in at least 
one category, per Section 59-4.7.3.D.6.a.v. Although at the time of Sketch Plan review, only the 
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categories need to be approved, the following table shows both the categories and points for 
public benefits requested at Sketch Plan to demonstrate the project’s ability to meet the 
requirement to provide sufficient public benefits points. The final calculations and benefit points 
earned will be further refined and ultimately determined at subsequent Site Plan(s). Table 2 shows 
the Applicant’s proposed public benefits in the following three categories: Connectivity and 
Mobility, Diversity of Uses and Activities, and Quality Building and Site Design. Staff supports the 
proposed public benefits at this time, with a more detailed review and the final number of points 
to be determined at site plan. 

 

  Table 2 – Proposed Public Benefits 

Public Benefit Incentive Density Points 

  Note Max 
Allowed Total Requested 

59.4.7.3.C: Connectivity and Mobility 

2.Minimum Parking  The project is parking 
providing 47 spaces 10 10 

59.4.7.3.D: Diversity of Uses and Activities 

4.Enhanced Accessibility 5% Type A (3 points per 1% 
provided) 20 15 

Affordable Housing 25% MPDUs minimum n/a 150 
59.4.7.3.E: Quality of Building and Site Design 
6.Structured Parking 100% below grade parking 20 20 
Total     195 

 
 

Connectivity and Mobility 
Minimum parking: The Applicant is seeking to provide 47 parking spaces for 94 units, which is the 
equivalent of the minimum number of parking spaces required, and at this time the Applicant 
proposes 10 points in this public benefit category. 
 
Formula: [(A-P)/(A-R)]*10   
A (94 maximum allowed spaces) 
R (47 minimum required spaces) 
P (47proposed spaces) 
 
[(94-47)/(94-47)]*10 = 10 
 
Diversity of Uses and Activities 
Enhanced Accessibility for Seniors or the Disabled. Five percent of the dwelling units in the Project 
will incorporate interiors that satisfy American National Standards Institute A117.1 Residential Type 
A standards or an equivalent County standard. For every one percent of units that meet this 
standard, three public benefit points are allowed. Therefore, the Applicant proposes 15 public 
benefit points in this category. 
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Moderately Priced Dwelling Units: The Applicant seeks to gain approval for 150 points for providing 
25 percent MPDU's, which exceeds the minimum requirement of 12.5%. Twelve points are allowed 
for every percentage point over the required 12.5% MPDUs as demonstrated in the formula below. 

 
(25% MPDUs provided - 12.5% MPDUs required)*12 = 150 points 
 
Quality building and site design 
Structured parking:  The Project will provide structured parking, with all the 47 parking spaces to be 
provided in a below-ground parking garage, and will likely achieve 20 points in this public benefit 
category per the following formula: 
 
Formula: [(A/T)*10]+[(B/T)*20] 
A (0 above-grade spaces) 
B (47 below-grade spaces) 
T (47 total spaces) 
 
[(0/47)*10]+[(47/47)*20] = 20 
 

8. establish a feasible and appropriate provisional phasing plan for all structures, uses, rights-of-way, 
sidewalks, dedications, public benefits, and future preliminary and site plan applications. 

 
The Applicant plans to construct the Project in one Phase, thus, all improvements and dedications 
will be provided and determined at the subsequent Preliminary Plan and Site Plan. As previously 
stated, the final streetscape with bikeway improvements will be constructed within a larger CIP 
project for Knowles Avenue. 
 
 

SECTION 5: CONCLUSION 
 
The Sketch Plan application satisfies the findings under Section 59-4.5.4. of the Zoning Ordinance and 
substantially conforms to the recommendations of the 2012 Kensington Sector Plan. Therefore, Staff 
recommends approval of the Sketch Plan with the conditions specified at the beginning of this report.   
 
 
ATTACHMENTS 
1. Sketch Plan 
2. Approval Letters 
3. Correspondence 
4. Traffic Statement Chart 
5. Applicant’s Traffic Statement 
6. Summit Avenue Staff Report Capital Improvements Program CIP Project No. 509337 
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Figure 5:   Kensington Sector Plan: Use of Concord Street 

 

 

ATTACHMENT A: Concept Plans: Short and Long-Term Improvements  

ATTACHMENT B: MCDOT Summary of Long and Short-Term Improvement Costs and Benefits 

ATTACHMENT C: April 6, 2018 Letter to MCDOT from Town of Kensington 

Attachment 6
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