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Statement of Justification  

Crossroads of Kensington  

10619 Connecticut Avenue 

Site Plan No. ____________ 

 

I. Introduction  

Mountain View Burleson, LLC (the "Applicant") requests Site Plan approval to facilitate 

the redevelopment of the property located at 10619 Connecticut Avenue in Kensington, Maryland 

(the "Property"). The Property is currently improved with an aging commercial building previously 

operated as a gas station, and currently used for seasonal retail sales, currently, a garden center.  

The Applicant proposes to replace the existing building with an up to 11,700 square foot street-

oriented commercial building (the “Project”).   

As discussed in detail below, the proposed redevelopment will significantly improve the 

visual appearance of the Property (as compared to the existing site conditions) and takes an 

important first step in transitioning this automobile-oriented area of Kensington into an active, 

pedestrian-friendly environment.  The Project will transform the aging commercial building into 

an attractive retail destination with accompanying streetscape improvements, public open space, 

and improved pedestrian and vehicular circulation.  The Project results in substantial 

improvements to existing operations by controlling site access, through elimination of three out of 

four existing curb cuts. The Project substantially conforms with the 2012 Approved and Adopted 

Kensington Sector Plan, and also complies with the development standards of the Commercial 

Residential Town ("CRT") Zone, with modification, and all site plan requirements, as set forth in 

the Montgomery County Zoning Ordinance (the "Zoning Ordinance").  

II. Property Description  

 

A. Site Location and Characteristics  

The Property is located in the southeast quadrant of the intersection of Plyers Mill Road 

and Connecticut Avenue.  The Property has a net lot area of approximately 46,408 square feet (or 

1.065 acres).  The Property is Part of Lot 2 in the “Knowles Estate” subdivision, as recorded among 

the Land Records of Montgomery County, Maryland at Plat No. 24 in 1898.  The Property is the 

remaining “part of a lot” due to several takings of right-of-way by the State of Maryland and 

Montgomery County. As such, pursuant to Section 50-3.3.B.2, the Property is considered a 

buildable lot and does not need to be re-platted. Therefore, a Preliminary Plan of Subdivision is 

not required.  

B. Zoning and Permitted Uses  

The Property is classified in the CRT-2.5, C-2.0, R-2.0, H-75 feet Zone. Section 3.1.6 of 

the Zoning Ordinance provides that retail/service establishments up to 50,000 square feet are 

permitted by-right in the CRT Zone.  A drive-thru use is classified as an accessory commercial use 

and is permitted as a limited use in the CRT Zone, per the requirements of Section 3.5.14.E.2.a.   

820220030
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C. Existing Conditions  

The Property is currently improved with an aging, single-story commercial building and 

associated surface parking.  The main building, which was originally a gasoline service station and 

automobile repair shop, is temporarily being used for seasonal retail sales.  A nearby outbuilding 

is also used as a part of the retail operation.  The main existing building contains approximately 

2,044 square feet of floor area and the outbuilding contains approximately 550 square feet, for a 

total of 2,594 square feet.  Both structures have a worn appearance.  The current development is 

largely impervious and has no vegetation or tree canopy on site. There is also no know stormwater 

management on the Property.  Vehicular access to the Property is currently unfettered – with four 

largely uncontrolled access points along both Connecticut Avenue and Plyer Mills Road, which 

present safety concerns for bicyclists and pedestrians. Two of the existing vehicular access points 

are located in very close proximity to the signalized intersection.  As such, the Project provides an 

opportunity greatly improve the existing conditions on the Property and for those using the 

adjacent sidewalk and roadways.  

As discussed in detail below, the Project proposes to redevelop the Property with a street-

activating, retail center.  The Project also provides an opportunity to reduce the curb cuts from four 

largely uncontrolled access points to one narrower vehicular curb cut along Connecticut Avenue, 

which has been strategically located as far away from the signalized intersection as practicable. 

Additionally, the Applicant has negotiated a shared access agreement with the adjacent property 

owner to utilize the existing access point on Metropolitan Avenue that is located on that adjacent 

property. The Project will also provide significant streetscape improvements.  Collectively, these 

improvements will create a safer, more inviting pedestrian environment and will significantly 

improve the existing conditions on and around the Property.   

D. Surrounding Zone and Land Uses 

The Property is surrounded by other CRT zoned properties, which are currently improved 

with other vehicular oriented commercial uses, with associated surface parking. Specifically, 

confronting the Property to the north, south and west, are several gas stations and suburban style 

retail shopping centers, with large surface parking located between the building and the street. 

Also confronting the Property to the northwest is the Kensington Volunteer Fire Department. 

Immediately adjacent to the Property, to the east, is a shopping center with various retail/service 

uses.   

III. Proposed Development  

 

A. Project Description  

The Applicant proposes to redevelop the Property under the standard method of 

development. The proposed Project will replace the existing, aging commercial buildings with 

street-activating commercial uses that will enhance the pedestrian environment and bring new 

vitality to this prominent corner within the Town of Kensington.  Specifically, the Project includes 

two linked commercial building elements, with up to 11,700 square feet of combined gross floor 

area.  The two building elements will be connected by a covered passageway that will provide 
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protection from the elements to facilitate outdoor seating opportunities year round.  This covered 

passageway also serves the function of providing connectivity through the site, so that those 

patrons who park behind the building will have easy access to the doorway entrances that face the 

sidewalks and streets.  The Project also includes a single drive-thru lane with space for three (3) 

vehicles in queue, currently anticipated to support a potential bank tenant.  The building will be 

approximately 19 feet in height (26 feet at connector) and the proposed overall floor area ratio 

("FAR") of the Project will be approximately 0.25 FAR (calculated on net lot area).  Although 

substantially less dense than the existing zoning allows (and the previous self-storage use proposed 

by a different applicant), the proposed redevelopment responds to specific comments and desires 

expressed by the community and Town of Kensington leadership for neighborhood-serving retail 

uses.  

B. Building Location, Orientation and Transparency 

The building will be located directly at the intersection of Connecticut Avenue and Plyers 

Mill Road.  The building elements have been pulled up to the street along both frontages to help 

define and activate the pedestrian environment.  With the modifications described in Section V 

below, the buildings comply with the build-to-area requirements along both Connecticut Avenue 

and Plyers Mill Road. In stark contrast to the existing conditions, the surface parking lot will be 

located behind the building and predominately screened from view of the street.  

The building has been designed to provide several entrances directly along the adjacent 

streets, with ample transparency on the building façade.  The Project also proposes significant 

streetscape improvements, including various seating opportunities and landscaping along 

Connecticut Avenue and Plyers Mill Road.  Collectively, the building location, design, and 

streetscape improvements proposed will define and activate the street, and take an important step 

in beginning the transformation of this area of the Town into a more pedestrian-friendly, walkable 

environment. 

C. Architecture and Design  

The proposed buildings have been specifically designed to complement the surrounding 

architecture and character of the area. The building itself will provide a modern, contemporary 

appearance that will significantly improve the aesthetics of this prominent intersection within the 

Town of Kensington. The building has been designed to incorporate a variety of material and 

horizontal plane changes that will provide articulation and break up the building façades.  The 

materials include brick masonry, Nichica composite siding, and concrete masonry units (CMUs), 

all in neutral tones, which have been designed to complement the surrounding aesthetic.  The 

building will have a flat roof with a varied roofline – parapets will be used to provide visual interest 

along the roofline and also to highlight the storefront entrances.  Furthermore, the covered pass-

through will have an architectural rooftop embellishment that will highlight this prominent space 

between the two buildings and identify the Project and the passage.  The intent of connecting the 

two building elements with the raised roof and curved facades is to provide an inviting entrance 

that draws patrons through the passageway from the parking lot to the retail frontage along 

Connecticut Ave. The covered plaza provides a multi-season outdoor gathering and/or dining 
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space. The buildings have been designed to have four-sided architecture, with articulation and 

large floor-to-ceiling windows on all four façades. The dark metal door frames and window 

mullions will provide a contrast with the brick façade, that will tie in with the Project identification 

signage, to provide an engaging and visually attractive appearance to the proposed development.  

D. Parking and Loading  

The Project will accommodate all required parking on site. Section 6.2.4 of the Zoning 

Ordinance requires a minimum of 3.5 parking spaces and allows for a maximum of 6 parking 

spaces, per 1,000 square feet of retail/service establishment use.1  Based on the up to 11,700 square 

feet of commercial, retail use proposed, the Zoning Ordinance requires a minimum of 41 parking 

spaces and allows for a maximum of 69 parking spaces.  In accordance with this requirement, the 

Project will provide 42 parking spaces.  As previously mentioned, the parking will be located 

behind the building and predominately screened from view of the street. As such, no parking will 

be provided between the building and the street.  

E. Site Layout and Vehicular and Pedestrian Circulation  

The Project will incorporate a single-lane drive-thru to provide opportunity for a possible 

bank tenant.  The drive-thru will be located behind the building, internal to the site. As such, the 

drive-thru will be screened from view of the street.  In accordance with Section 6.2.7 of the Zoning 

Ordinance, Adequate vehicle stacking will be provided.  All stacking will be internal to the site 

and will not impact the surrounding public streets.  

The proposed development will significantly improve the pedestrian experience. As 

discussed above, the buildings have been pulled up to the street to the extent possible, to define 

and activate the public pedestrian realm.  The Project will enhance the streetscape along both 

Connecticut Avenue and Plyers Mill Road, by adding specialty pavers, various seating 

opportunities, and landscaping.  The building incorporates ample transparency and provides direct 

pedestrian entrances along the street to further enliven this space.  The facades are composed of 

areas of recesses and projections to break down the wall planes, provide differentiation of retail 

uses, and create greater visual interest. 

The Project will result in improved vehicular access, as well as enhancing vehicular flow 

on the adjacent streets. The proposed development provides an opportunity to minimize potential 

pedestrian and vehicular conflicts by consolidating the four, wide, largely uncontrolled vehicular 

access points along both Connecticut Avenue and Plyer Mills Road, into one access point along 

Connecticut Avenue. The single access point will be situated as far south from the signalized 

intersection with Plyers Mill Road as possible, to improve pedestrian circulation and further reduce 

possible vehicular conflicts when entering the development.  As discussed herein, the Project 

eliminates the two existing curb cuts along the Property’s Plyers Mill Road frontage.  The Project 

utilizes the existing access point on the adjacent property to provide access to Plyers Mill Road.  

                                                 
1 Parking is calculated based on the requirements for Retail/Service use, which is the higher parking generator. 

However, this space may be devoted to restaurant use without requiring a Site Plan Amendment.  
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Together, the proposed improvements will significantly improve vehicular circulation within and 

around the Property, and result in significant enhancements to the pedestrian experience and safety.  

F. Public Open Space and Amenities  

The proposed Project will provide public open space on site. The Zoning Ordinance 

requires ten (10) percent (or 4,640.8 square feet) of the net lot area to be devoted to public open 

space. The Project exceeds this requirement by providing a total of approximately 5,250 square 

feet of public open space (or approximately 11.3%).  The public open space will be primarily 

located along Connecticut Avenue and Plyers Mill Road.  The public open space will feature 

attractive landscaping, various seating opportunities, and shade, to activate the street and create a 

friendlier pedestrian environment.  

IV. Sector Plan and Design Guidelines Conformance  

 

A. Sector Plan Compliance  

The proposed Project falls within the 2012 Adopted and Approved Kensington Sector Plan 

("Sector Plan").  An overarching goal of the Sector Plan is to create better connections that give 

pedestrians priority.  As discussed in detail above, the Project results in significant improvements 

to the pedestrian environment through streetscape improvements and more controlled vehicular 

access (through the closure of three of the four existing, wide curb cuts).   

The Sector Plan “envisions a reinvigorated, pedestrian-oriented, and safe mixed-use Town 

Center…” (see page 9).  To this end, the Sector Plan recommends that all buildings be oriented to 

the sidewalk with windows and direct building entrances along the street; that curb cuts be 

minimized; that street trees and furniture be provided to improve aesthetics and functionality for 

pedestrians; and that adequate parking be provided while simultaneously minimizing the visual 

impact of parking facilities (see page 10). The Project accomplishes these objectives, and will 

transform the existing, dated, automobile-oriented use into an active retail center that engages and 

enlivens the surrounding streets and the citizens of Kensington.  As discussed in this Statement, 

the buildings have been pulled up to the street and will provide ample transparency and building 

entrances along both Connecticut Avenue and Plyers Mill Road.  Adequate parking will be 

provided on site, and will be located behind the building, so as to be predominately screened from 

view.  The Project will also promote the Sector Plan’s environmental goals by reducing the 

impervious area on site to approximately 89.9% proposed (as compared to 92.6% existing) and by 

providing stormwater management for the impervious area, where there currently is none.  

Specifically, the Property is located within the Town Center district of the Sector Plan. The 

Town Center is envisioned as "a walkable, attractive place with local convenience retail, housing, 

dining and entertainment, offices, and neighborhood services in a compact development pattern 

with a variety of buildings along Connecticut." (See page 18). The Sector Plan recognizes that 

properties that do not have a mix of uses, should have “street activating retail and services in one- 

or two-story buildings with surface parking.”  The Project implements many of the overarching 

goals of the Town Center, including significant improvements to the pedestrian environment along 

Connecticut Avenue. 
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The Property is identified in the Sector Plan as site TC-5 or the “Huggins Property”.  The 

Project facilitates many of the site-specific recommendations, including street-level shops directly 

fronting on Connecticut Avenue and Plyers Mill Road. The Sector Plan also provides that parking 

facilities should be located at the rear – the Project accomplishes this by locating the parking 

behind the building, so as to be substantially screened from view from the surrounding streets.  

The Project is in substantial conformance with the requirements of the Sector Plan and 

furthers the many goals and objectives of the Plan.  

B. Design Guidelines Compliance  

The proposed Project is in substantial conformance with the recommendations of the 

March 2013 Approved Kensington Design Guidelines (the “Design Guidelines”) as described 

below:  

i. Objective: Highlight Kensington.  

The Design Guidelines recommend managing and protecting elements that are important 

to Kensington’s identity. To this end, new development is intended to be distinguished from the 

historic resources, and yet buildings are recommended to incorporate traditional façade elements.  

The Project promotes this objective by incorporating traditional façade elements such as traditional 

brick detailing, soldier course, punched masonry openings, and traditional materials of brick and 

CMUs. The modern aspects of the design, including a varied roofline, curved walls, and floor-to-

ceiling windows, will complement, but not compete with the historic structures within the Town.   

ii. Objective: Create a high-quality pedestrian network.  

The Design Guidelines recommend creating defined sidewalk zones to create safe routes 

for pedestrian travel. The Guidelines also recommend using landscaping and street furniture to 

create a buffer between pedestrians and the street, and incorporating street activating uses.  As 

discussed in detail in this Statement, the Project significantly improves the pedestrian environment 

and its safety. The Project consolidates three of the four existing access points (which are largely 

uncontrolled), into a single narrower curb cut along Connecticut Avenue.  This will reduce the 

potential for pedestrian and vehicular conflicts. The project also incorporates streetscape 

improvements with additional landscaping and seating, and street-activating retail uses.   

iii. Objective: Create a variety of public open spaces. 

As described previously, the proposed Project will provide public open space, focused 

along Connecticut Avenue and Plyers Mill Road. The public open space will include specialty 

pavers, landscaping, shade, and various seating opportunities, to provide opportunities for social 

interactions. 

iv. Objective: Enhance the pedestrian experience through careful orientation.  

The Project promotes the Design Guidelines' objective, as the buildings are oriented to the 

street.  Additionally, the buildings have several direct access points from the street and ample 
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articulation and transparency on all four façades.  As such, the building orientation and design will 

activate and enhance the pedestrian environment.  

v. Objective: New development should respect the character of existing 

residential neighborhoods.  

The Property is surrounded by commercial uses and is not located near residential 

neighborhoods. However, the traditional building elements of the Project, such as the brick façade 

and large multi-pane windows, complement the design of nearby residential neighborhoods. 

Importantly, the neighborhood serving commercial uses proposed for the Project will support the 

residents of Kensington.  

V. Zoning Ordinance Conformance  

 

A. General Requirements  

Section 4.5.3 of the Zoning Ordinance provides the following general requirements for 

standard method development in the CRT zone: 

i. 70 percent of the building must be located within 20 feet of the front street, 

and 35 percent of the building must be located within 20 feet of the side lot 

line, except that the build-to area maximum front or side street setback may 

be increased by the minimum setback necessary to avoid a platted public 

utility easement.  

 

 The building has been located directly at the intersection of Connecticut Avenue and 

Plyers Mill Road at the junction of the right-of-way.  The building location meets the intent of 

the build-to-area requirements in Section 4.5.3.C.3, even if it does not meet the exact quantitative 

standards.  The Applicant therefore requests modification of the build-to-area standards, pursuant 

to Section 4.5.3.C.3.b.   

 

 The design of the building, and its relation to the street and the build-to-area, seeks to 

serve several goals:  (1) provide adequate sidewalk width between the building and the curb, and 

(2) respond to the desire expressed by public staff personnel to introduce articulation into the 

building facades.  To meet the articulation goal, the facades meander between projections and 

recesses to avoid a solid, unified wall plane, and to provide greater visual interest.  This 

differentiation also helps provide separation for the different retail uses, allowing each to have its 

own identity. 

 

 In addition, a design feature -- the passage between the two building elements -- creates a 

deeper recess on both street side (front) and parking side (rear) to identify the passage and attract 

pedestrians.  But, as this entry funnels toward the passage itself; it necessarily draws away from 

the street and the build-to-area.  This passage also provides a covered area for outdoor seating. 

 

 The actual proposed setbacks of the building on the front and side streets are as follows: 
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 Connecticut Avenue (Front) 

 

 Required:  20 feet; 70% of building 

 Provided:  20 feet or less:  44.6% 

        Between 20 – 22 feet: 24.5% 

        Between 22 – 49.5 feet: 30.9% 

 

 Plyers Mill Road (Side) 

 

 Required:  20 feet; 35% of building 

 Proposed:  20 feet or less:  0% 

        Between 20 – 22 feet: 37.7% 

        Between 22 – 24 feet: 62.3% 

 

 The Applicant believes that the proposed configuration meets both of the standards for 

modification under Section 4.5.3.C.3.b: 

 

 1. Only to the extent necessary to accommodate physical constraints of the site or 

the proposed land use; 

 

 2. Incorporates design elements that engage the surrounding publicly accessible 

street and sidewalks. 

 

 The retail land use cries out for a non-uniform facade.  Discussions with public staff 

personnel showed a clear desire for articulation of the facade for multiple reasons.  As a result, 

the wall planes were generally offset by two (2) feet, hence the large percentages of facade that 

are set back between 20 and 22 feet (69.1% and 37.7% respectively).  This also helps the retail 

uses distinguish themselves from each other, allowing a narrower and identifiable storefront.  

This represents a characteristic of the proposed land use.  As a beneficial byproduct, this 

configuration also results in more visual interest along the pedestrian path, with more shadow 

lines to the elevation and more changes in distance from the walking pedestrian. 

 

 The two (2) foot offset is a minimum amount necessary to accommodate the needs of this 

land use, as well as to better engage the surrounding publicly accessible areas of streets and 

sidewalks.  For these reasons, the modification of the build-to-area requirement is appropriate. 

  

ii. For general buildings transparency must be provided along 40% of the 

ground story (front) and 25% of the ground story (side and rear) façades, 

facing a street or open space, unless modified by the Planning Board 

through Site Plan review.   

As discussed in detail above, the buildings will provide ample transparency, to activate and 

engage the pedestrian environment.  In accordance with the requirements of Section 4.5.3.C.5, a 
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minimum of 42% of the façade along Connecticut Avenue and 43% of the façade along Plyers 

Mill Road will be transparent.  

iii. For general buildings, a building entrance is required facing street(s) or 

open space, spaced a maximum of 100’, unless modified by the Planning 

Board through Site Plan review.   

As discussed in detail throughout this Statement, the buildings have been strategically 

oriented to frame and activate the streets and public open space.  To this end, the buildings have 

several direct entrances facing Connecticut Avenue and Plyers Mill Road.    

iv. Parking must be located behind the front building line and must provide 

landscaping as required by Section 6.2.9 

As previously discussed, all of the parking is located in the rear of the Property and is 

screened from the right-of-way by the proposed retail buildings. No parking is located in front of 

the building line established along Connecticut Avenue and Plyers Mill Road.  

Landscaping and lighting for the Project will be provided in accordance with the applicable 

requirements for the CRT Zone, as shown on the Landscape Plan submitted with this Site Plan 

application.    

B. Pursuant to Section 3.5.14.E, where a drive-thru is allowed as a limited use, it 

must satisfy the following standards:  

 

i. A drive-thru, including the queuing area, must be located a minimum of 100 

feet from any property that is vacant or improved with a residential use in 

the Agricultural, Rural Residential, or Residential Detached zone:  

There are no residentially or agriculturally zoned properties within 100 feet of the Property.  

ii. A drive-thru service window, drive aisle, or queuing area located between 

the street and the front main wall of the main building is prohibited;  

As the Site Plan illustrates, the drive-thru service window is located behind the building, 

internal to the site. There is no drive aisle or stacking area associated with the drive-thru located 

between the building and the street.  

iii. A drive-thru service window, drive aisle, or stacking area may be located 

between the street and the side wall of the main building on a corner lot if 

permanently screened from any street by a minimum of 3 foot high wall or 

fence  

Although the Property is a corner lot, this provision is inapplicable because the drive aisle 

will not be located between the building and the street. 
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iv. Site plan approval is required under Section 7.3.4  

The Applicant is submitting this Site Plan for review and approval by the Planning Board.  

Section VI below provides a detailed discussion of the Project's compliance with the requirements 

of Section 7.3.4.  

v. A conditional use application for a drive-thru may be filed with the Hearing 

Examiner if the limited use standards (discussed above) cannot be satisfied 

As demonstrated by this Statement, the proposed Project satisfies each of the requirements 

listed in Section 3.4.15.E, and as such, the proposed drive-thru is classified as a limited use.  

C. Development Standards  

Section 4.5.3.C of the Zoning Ordinance sets forth various development standards for 

standard method of development projects in the CRT Zone. The Data Table illustrates the Project’s 

conformance with these development standards.  

VI. Findings Required for Site Plan Approval 

As discussed in Section V.B above, the proposed drive-thru is classified as a limited use.  

Section 3.5.14.E requires Site Plan approval under Section 7.3.4 for a drive-thru. The purpose of 

this portion of the statement is to provide justification that the Site Plan satisfies the applicable 

provisions of Section 7.3.4 of the Zoning Ordinance, governing the Planning Board’s approval of 

a site plan application.  

A. The proposed development satisfies any previous approval that applies to the site, 

including any development plan or schematic development plan in effect on 

October 29, 2014. 

This subsection does not apply.  

B. The proposed development satisfies applicable use standards, development 

standards, and general requirements in the Zoning Ordinance.  

As this statement demonstrates, the proposed Project complies with the standards and 

general requirements of the Zoning Ordinance. The compliance of the Project with the 

development standards is discussed in Section V.C above. 

C. The proposed development satisfies the applicable requirements of Chapter 19, 

Erosion, Sediment Control, and Stormwater Management and Chapter 22A, Forest 

Conservation.  

Applicable requirements under Chapter 19 are addressed in the Stormwater Management 

Concept Plan, submitted to the Department of Permitting Services ("DPS") for review on August 

23, 2021.  Given the age of the existing development, there are no known stormwater management 

facilities located on the Property.  As such, the Project provides an opportunity to greatly improve 

the treatment of stormwater runoff on site.   
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This development will be considered re-development, as the existing impervious area for 

the site is over 40%.  In connection with the proposed re-development, Environmental Site Design 

Facilities will be provided to effectively treat and reduce the stormwater runoff from the Property.  

In accordance with 2010 MDE Stormwater Management Regulations, the Project will utilize 

Environmental Site Design (“ESD”) to the Maximum Extent Practicable via micro-bioretention 

facilities.  The micro-bioretention facilities will consist of traditional planters, surface facilities, 

pervious pavers, pervious concrete and a structural device.  The stormwater facilities are designed 

to treat rooftops, parking areas, and other proposed hardscapes.  The ESD facilities described 

above will provide treatment for the minimum required 1” of runoff, and will provide 100% of the 

required ESD volume on-site.   

This Property is not in a Special Protection Area, so no separate water quality monitoring 

plan is required.  A Sediment and Erosion Control Plan will be submitted to DPS for its approval 

prior to commencement of construction. 

The Property is also subject to the requirements of Chapter 22A of the Montgomery County 

Code (the "Forest Conservation Law").  There is an existing Forest Conservation Plan Exemption 

on file with Montgomery County, which was approved on July 10, 2018.  The approved Forest 

Conservation Plan Exemption states that the afforestation will not exceed 10,000 square feet (or 

0.23 acres).  The Property contains no floodplain, protected soils, endangered species, or other 

natural features that would impact development. 

D. The proposed development provides safe, well-integrated parking, circulation 

patterns, building massing and, where required, open spaces and site amenities.  

As discussed above, the proposed site improvements will provide for safer and more 

controlled vehicular access to the Property. The site has been configured to promote efficiencies 

in internal vehicle circulation and to also provide for a safer and improved pedestrian environment 

externally – both through the consolidation of the vehicular curb cuts and the streetscape 

improvements proposed along Connecticut Avenue and Plyers Mill Road.  

E. The proposed development substantially conforms with the recommendations of the 

applicable master plan and any guidelines approved by the Planning Board that 

implement the applicable plan.  

As discussed in detail in Section IV above, the Project substantially conforms with the 

recommendations of the Sector Plan and Design Guidelines. 

F. The proposed development will be served by adequate public services and facilities, 

including schools, police and fire protection, water, sanitary sewer, public roads, 

storm drainage, and other public facilities.  

As mentioned above, a Preliminary Plan of Subdivision is not required. As such, the 

Applicant is seeking a determination of Adequate Public Facilities in connection with this Site 

Plan.  As demonstrated below, public services and facilities will continue to be adequate following 

re-development of the Property, and the proposed development will not have an adverse effect on 

existing traffic conditions. Rather, the Project includes many elements that will improve traffic 
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conditions and minimize any potential vehicular conflicts or back-ups along Connecticut Avenue 

or Plyers Mill Road. The streetscape improvements will enhance the pedestrian environment and 

encourage pedestrian activity. 

The Applicant has submitted a Traffic Exemption Statement prepared by Kimley-Horn, the 

Applicant’s transportation consultant.  The Traffic Exemption Statement demonstrates that the 

public facilities are more than adequate to support and service the proposed retail development.  

The existing former gas station use previously generated 238 AM peak hour and 307 PM peak 

hour person trips, while the proposed commercial retail use will generate 26 AM peak hour and 

86 PM peak hour person trips.  Because the proposed redevelopment results in less than 50 net 

new peak hour person trips, a traffic study is not required. The Traffic Exemption Statement is 

being submitted concurrently with this Statement.  

School facilities will not be impacted by the proposed Project because no residential 

development is proposed. Furthermore, the Project will be served by public water and sewer 

systems. Electric, gas, and telecommunication services will also be available. Other public 

facilities and services – including police stations, firehouses, and health care facilities – are 

currently operating in accordance with the 2020-2024 Growth and Infrastructure Policy and will 

continue to be sufficient following construction of the Project.  

G. Proposed development on a property in a Rural Residential or Residential zone, is 

compatible with the character of the residential neighborhood  

This provision is not applicable.  

H. The proposed development is compatible with the existing and approved or pending 

adjacent development.  

The proposed Project will be compatible with the surrounding commercial uses and will 

provide additional neighborhood-serving uses to support the existing and future residents of 

Kensington.  Importantly, the proposed Project will reinvest in the Property and take an important 

first step in transforming the automobile oriented development that proliferates this area of 

Kensington into a more active, pedestrian friendly environment.  Additionally, the architecture of 

the proposed retail buildings has been specifically designed to complement the character of the 

Town Center.  

VII. Community Outreach  

The Applicant held the required pre-submission community meeting on June 8, 2021, 

virtually using the GoToMeeting platform, as permitted by the Planning Department’s COVID-19 

procedures.  The Applicant provided notice for the pre-submission community meeting in 

accordance with the requirements set forth in the Development Review Procedures Manual and 

the Zoning Ordinance. Meeting minutes, along with the sign-in sheet, are being submitted 

concurrently with this Statement.  
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VIII. Conclusion  

As demonstrated by this Statement, the Project complies with all applicable requirements 

of the Zoning Ordinance that govern the approval of a standard method of development project in 

the CRT Zone that includes a drive-thru. Furthermore, the Project is in substantial conformance 

with the recommendations of the Sector Plan, as discussed above.  The Project will result in 

significant improvements over the existing conditions on the Property.  The Project provides 

substantial reinvestment in the Property and takes an important first step in transforming what now 

exists as an aging, vehicular-oriented development, into an active, pedestrian-focused 

development, while still responding to the current market demands. For all of those reasons, we 

respectfully request that this Site Plan and APF be approved.  


