
Meeting No. 06-25
Wednesday, May 14, 2025 - 7:00 PM

AGENDA

PLANNING COMMISSION

Jaime Espinosa, Chair

   Susan Pitman                    Shayan Salahuddin
    Eric Fulton                                  Meng Sun

                                      

Jim Wasilak, Staff Liaison
Nicholas Dumais, Senior Assistant City Attorney

Rockville City Hall 111 Maryland Ave and
Virtually via WebEx

Watch LIVE on Comcast Cable Rockville Channel 11 and online at https://www.rockvillemd.gov

See page 2 for more information

1. Convene

2. Briefing

Briefing on Project Plan Amendment PJT2025-00023, to Amend the Planned 
Development for Rockville Center, Inc. to Permit construction of a 12-story 
multifamily building containing 147 affordable housing units and a parking waiver to 
provide zero on-site parking spaces located at 41 Maryland Avenue in the PD-RCI 
(Planned Development - Rockville Center, Inc.) Zone; SCG Development Holdings, LLC, 
Comstock 41 Maryland LLC, Comstock 44 Maryland LLC, Applicants

3. Commission Items

          A.     Staff Liaison Report

          B.     Old Business

          C.     New Business

          D.     Minutes Approval

          •          November 13, 2024

          •          December 11, 2024
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          •          February 19, 2025

          •          February 26, 2025

          •          March 26, 2025

          •          April 9, 2025

          E.     FYI/Correspondence

4. Adjourn

                                                                 PLANNING COMMISSION

                                            HYBRID MEETING AND PUBLIC HEARING PROCEDURE

The Planning Commission meets in person in the Mayor and Council Chambers at Rockville City Hall, 
111 Maryland Avenue. The public is invited to participate in person or virtually via Webex. Anyone 

wishing to participate virtually may do so per the instructions below.

                                            HYBRID MEETING AND PUBLIC HEARING PROCEDURE

1. Pre-meeting Platform: Webex

          A. Applicant Access: Provided by Community Planning and Development Services/IT
          B. Access for Oral Testimony and Comment: Provided by CPDS/IT (see below)

2. Pre-Meeting Preparations/Requirements:

          A. Written Testimony and Exhibits

               Written testimony and exhibits may be submitted by email to Jim Wasilak, Staff
               Liaison to the Planning Commission, at jwasilak@rockvillemd.gov or by regular mail to:

                                                                    Jaime Espinosa, Chair
                                                             Rockville Planning Commission
                                                                     111 Maryland Avenue
                                                                      Rockville, MD 20850

               Written testimony must be received no later than nine (9) days in advance of the hearing in
               order to be distributed with the Planning Commission briefing materials. Written testimony
               and exhibits received after this date, until 4:00 pm on the day before the hearing, will be 
               provided to the Planning Commission by email.

          B. Webex Orientation for Applicants

               i.     Applicants must contact the planning case manager assigned to the Application no
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                     later than five(5) days in advance of the hearing in order to schedule Webex orientation,
                     which must be completed prior to the hearing.

          C. Oral Testimony by Applicants and the Public

               i.      Applicants – Applicants must provide to the planning case manager a list of presenters
                       and witnesses who will testify on behalf of the Application to the planning case manager
                       no later than five (5) days prior to the date of the hearing.
               ii.     Public Testimony/Comment on an Application – Any member of the public who wishes
                       to comment on an application must submit their name and email address to the Staff 
                       Liaison Jim Wasilak (jwasilak@rockvillemd.gov) no later than 9:00 am on the day 
                       of the hearing to be placed on the testimony list.

                       Members of the public who seek technical assistance from City staff must submit their
                       name and email address to Jim Wasilak no later than two (2) days in advance of the 
                       hearing so that an orientation session may be scheduled.

                       If a member of the public is unable to meet the deadline to be placed on the testimony
                       list, they can submit written testimony to the Staff Liaison to the Planning Commission
                       by email to jwasilak@rockvillemd.gov.

3. Conduct of Online Meeting and Public Hearing

          A. Rules of Procedure

               The Meeting and Public Hearing will be held in accordance with the Planning Commission
               Rules of Procedure, including the order of testimony and applicable time limits on
               testimony. The Rules may be viewed here: https://www.rockvillemd.gov/DocumentCenter/
               View/2023/Planning-Commission---Rules-of-Procedure

          B. Oral Testimony

                During the hearing, the Chair will sequentially recognize each person on the testimony list
                and ask the host to allow the speaker to speak. Each speaker must wait to be specifically
                recognized by the Chair before speaking.

                If during the hearing a party wishes to speak, or a speaker wishes to request the opportunity
                to engage in cross-examination following specific testimony, the party must contact the 
                Staff Liaison/Host by email at jwasilak@rockvillemd.gov with the specific request. The 
                Host/Staff Liaison will inform the Commission. The Chair will determine if the party may be 
                heard.

          C. Continuance of Hearing

                The Planning Commission, at its discretion, reserves the right to continue the hearing until
                another date.
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                                    HELPFUL INFORMATION FOR STAKEHOLDERS AND APPLICANTS

A. GENERAL ORDER OF SESSION FOR DEVELOPMENT APPLICATIONS

          1. Staff presentation
          2. City Board or Commission comment
          3. Applicant presentation (10 min.)
          4. Public comment (3 min, or 5 min for the representative of an association)
          5. Planning Commission Discussion and Deliberation
          6. Decision or recommendation by vote

          The Commission may ask questions of any party at any time during the proceedings.

B. PLANNING COMMISSION BROADCAST

          • Watch LIVE on Comcast Cable Rockville Channel 11 and online at: www.rockvillemd.gov
          • Replay on Comcast Cable Channel 11:
                     o      Wednesdays at 7:00 pm (if no live meeting)
                     o      Sundays at 7:00 pm
                     o      Mondays, Thursdays and Saturdays at 1:00 pm
                     o      Saturdays and Sundays at 12:00 am (midnight)
          • Video on Demand (within 48 hours of meeting) at: www.rockvillemd.gov/VideoOnDemand.

C. NEW DEVELOPMENT APPLICATIONS

          • For a complete list of all applications on file, visit: www.rockvillemd.gov/DevelopmentWatch.

D. ADDITIONAL INFORMATION RESOURCES

          • Additional resources are available to anyone who would like more information about the 
            planning and development review process on the City’s web site at: 
            www.rockvillemd.gov/cpds

Maryland law and the Planning Commission's Rules of Procedure regarding ex parte (extra-record) 
communications require all discussion, review, and consideration of the Commission's business take 
place only during the Commission's consideration of the item at a scheduled meeting. Telephone calls 
and meetings with Commission members in advance of the meeting are not permitted. Written 
communications will be directed to appropriate staff members for response and included in briefing 
materials for all members of the Commission. Wednesdays at 7:00 pm (if no live meeting)
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PLANNING COMMISSION Meeting Date:  May 14, 2025 
Agenda Item Type:  BRIEFING 

Department:  CPDS - DEVELOPMENT REVIEW 
Responsible Staff:  CHRISTOPHER DAVIS 

 

 

 
 

 
 

Overview  
 
Case:  Project Plan PJT2025-00023 
 
Location: 41 Maryland Avenue 
 
Staff:  Chris Davis, Senior Planner 
  Community Planning and Development Services 
  240.314.8201 
  cdavis@rockvillemd.gov  
 
Applicant: SCG Development Holdings, LLC, Comstock 41 Maryland, LLC, Comstock 44 

Maryland, LLC  
 
Filing Date: April 3, 2025 
 

 
Discussion  
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SCG Development Holdings, LLC along with Comstock 41 Maryland LLC and Comstock 44 
Maryland, LLC (collectively known as the “Applicant) has filed a Project Plan application to permit 
redevelopment of the existing surface parking lot located at 41 Maryland Avenue (the 
“Property”) into a 12-story multi-family residential building containing a maximum of 147 
dwelling units for affordable housing. In order to allow this project as proposed, an amendment 
to the Rockville Center Inc., Planned Development (“PD”) is required pursuant to Section 
25.14.07 of the Zoning Ordinance. The PD was initially approved by the Planning Commission on 
April 27, 1994, as Preliminary Development Plan PDP94-00001 with several amendments 
following in subsequent years.  
 
PD amendments require the filing of a Project Plan amendment application, which may be 
approved only if the Mayor and Council find that approval of the application will not: 
 

a. Adversely affect the health or safety of persons residing or working in the neighborhood 
of the proposed project; 

b. Be in conflict with the Plan; 
c. Overburden existing and programmed public facilities as set forth in Article 20 of the 

Zoning Ordinance and as provided in the adopted Adequate Public Facilities Standards 
(APFS); 

d. Constitute a violation of any provision of the Zoning Ordinance or other applicable law; 
or  

e. Adversely affect the natural resources or environment of the City or surrounding areas. 
 
In accordance with Section 25.07.07 of the Zoning Ordinance, the Mayor and Council and 
Planning Commission are required to be briefed on project plan applications. The purpose of this 
briefing is for the Applicant to inform officials about the proposal, including a project overview 
and review schedule. During the briefing, the Applicant will be available to answer questions from 
officials on specific elements of the proposed project. The Planning Commission will have an 
opportunity to make a recommendation on the application at a future meeting. Should the 
Mayor and Council ultimately approve the amendment to the PD and Project Plan, the Planning 
Commission will consider a site plan for the development project at a future meeting.   
 
..end 

 
Site Description  
 

Location:  41 Maryland Avenue    

 

Planning Area: Planning Area 1 – Town Center 

 

Land Use  

Designation:  OCRM – Office Commercial Residential Mix 

 

Zoning District: PD-RCI (Planned Development – Rockville Center Inc.) with MXTD (Mixed-
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Use Transit District) Equivalent Zone 

 

Existing Use: Surface Parking Lot 

 

Proposed Use:  12-story multifamily building with 147 affordable housing dwelling units 

 

Site Area: 0.42 acres (18,150 square feet) 

 

Building Height: 135.25 feet (Maximum 120 feet above the 448’ elevation)  

 

Surrounding Land Use and Zoning 

 
 Zoning Planned Land Use Existing Use 

North PD – TS (Planned 

Development – Town 

Square) 

CRM – Commercial 

Residential Mix 

Multifamily 

Residential & 

Commercial 

East PD – RCI (Planned 

Development – 

Rockville Center Inc.) 

CRM – Commercial 

Residential Mix 

Multifamily 

Residential & 

Commercial 

South MXTD (Mixed-Use 

Transit District) & 

PARK (Park Zone) 

OCRM – Office 

Commercial 

Residential Mix & P – 

Public Park 

Commercial & Public 

Park 

West MXTD (Mixed-Use 

Transit District) 

OCRM – Office 

Commercial 

Residential Mix 

Multifamily 

Residential 

 

The Property is identified as Parcel 2-H of the Rockville Town Center subdivision (Plat No. 20464) 
recorded on June 4, 1997. The Property is approximately 0.42 acres (18,150 square feet) and is 
located at the southwest corner of Maryland Avenue and East Middle Lane. The Property is a 
narrow corner lot that is rectangular in shape and mostly flat with a slight upward sloping 
occurring along its Maryland Avenue frontage. The Property’s frontage along East Middle Lane is 
approximately 82 feet and the Maryland Avenue frontage is approximately 296 feet. The 
Property is within the PD-RCI (Planned Development – Rockville Center Inc.) Zone with an 
equivalent zone of MXTD (Mixed-Use Transit District) and is subject to the Rockville Center Inc. 
Planned Development governing documents.  
 
The site is currently improved with a privately owned surface parking lot that has existed since 
the late 1990s and appears to have been used as a parking facility for the town center area as 
well as the temporary location of a bank branch during such time. The site immediately abuts the 
Victoria Condominiums building at 24 Courthouse Square to the west while also abutting the rear 
of a commercial building to the south at 30 Courthouse Square. A chain-link fence lines the edge 
of the parking lot with a landscaped area, mature trees and sidewalks occurring beyond along 
both frontages.   
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Project Description  
The Applicant is proposing to remove the existing parking lot and redevelop the Property with a 
12-story multifamily building that will contain up to 147 dwelling units for affordable housing. 
The footprint of the proposed building will envelop most of the property while maintaining the 
existing sidewalks along both its Maryland Avenue and East Middle Lane frontages. The 
Applicant’s plans show the building’s main access points will be via pedestrian entrances located 
near the corner of Maryland Avenue and East Middle Lane and accompanied by expansive 
window openings along the street frontages at the ground level to engage with the abutting 
pedestrian areas. The Applicant has also indicated that the building will employ a variety of 
exterior materials and projections to create a structure with dynamic massing and vibrant 
architectural styling consistent with the urban town center area. The building will be 
approximately 140 feet tall. Areas for loading and service vehicles will be provided within the 
building via a curb cut and vehicular driveway along Maryland Avenue at the southern end of the 
Property.  
 
The proposed development will include residential amenities such as a fitness room, clubroom, 
pet spa, bike and package storage as well as a lobby gathering space. The Applicant also proposes 
to provide off-site improvements including an accessible ADA curbside parking space and 
curbside drop-off space along the site’s Maryland Avenue frontage. Approximately 27% (4,920 
square feet) of the Property will remain as open space, located along the E. Middle Lane frontage, 
along the western side, and along the southern stem of the property. As the project is proposed 
entirely for affordable housing, the Applicant proposes not to provide public use space, pursuant 
to Section 25.17.01 of the Zoning Ordinance.  
 
As the original PD designated the Property for a minimum of 11,260 square feet of commercial 
space and a minimum of 117 dwelling units, the Applicant also proposes to modify such uses and 
intensities, to provide the proposed residential development of 147 units. The PD also specified 
the required massing and heights for the five blocks within the PD and established the 448-foot 
elevation as a key reference point for which the buildings would be measured from. This 
elevation generally corresponds to the elevation of Promenade Park and the connected 
pedestrian overpass to the Rockville Metro Station which were key components for open space 
and pedestrian access within the development at the time of the original approval. The PD 
designated a maximum height of 100 feet above the 448-foot elevation for the subject property 
and the Applicant proposes to increase the height to 120 feet above such elevation to allow for 
flexibility in final engineering of the building. The Applicant has provided a graphic depiction of 
the proposed elevation of the building height in relation to the 448-foot elevation within their 
submitted materials (See Attachment #4 – Site Plan).  
 
The Applicant indicates that the proposed affordable units will be available to a range of 
households with qualified incomes under the Federal Low Income Housing Tax Credit (LIHTC) and 
other local housing programs. As part of this application, the Applicant requests modifications to 
the MPDU Declaration of Covenants encumbering the adjacent 44 Maryland Avenue property to 
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allow for certain existing MPDUs from the 44 Maryland Avenue property to be replaced with 
certain units included in this project. No new construction or physical modifications are proposed 
on the 44 Maryland Avenue property as part of this application. Details on the proposed MPDU 
modifications are provided in the Applicant’s submitted narrative (See Attachment #6 – Project 
Narrative).  
 
In considering the proposed Project Plan, the Mayor and Council must determine that the 
application meets certain findings as specified in Section 25.07.01 of the Zoning Ordinance. 
Further review of this application and compliance with applicable sections of the city code will 
be included in future reports on this project.  
 
Parking Waiver 
As part of this Project Plan application, the Applicant requests a parking waiver pursuant to 
Section 25.16.03 of the Zoning Ordinance to reduce the required number of parking spaces to 
zero on-site spaces. The Applicant does not propose any dedicated off-site parking spaces and 
has provided justification for the parking waiver with this Project Plan application (See 
Attachment #7 – Parking Waiver).  
 
Comprehensive Planning 
The project is located within Planning Area 1 (Town Center) of the City of Rockville’s 
Comprehensive Plan, Rockville 2040 (“Plan”) and the Land Use designation applied to the site is 
OCRM – Office Commercial Residential Mix. The definition of OCRM in the Plan is described as, 
“a wide choice in mixing office, commercial, and residential uses. Uses such as research & 
development, breweries, distilleries, and small manufacturing may be appropriate if they do not 
adversely impact surrounding properties. In some locations, the Plan indicates where commercial 
is strongly preferred along street frontage.”  
 
The Comprehensive Plan calls for the development of additional affordable housing throughout 
Rockville. This project is proposing the development of 147 new affordable housing units. There 
are several other compatibilities within the proposed project and the Housing chapter of the 
Comprehensive Plan, including:  
 

 Housing Action 2.3: “Work with neighborhoods to promote small-scale infill and 
redevelopment projects that will diversify the housing stock and lower per unit land costs 
for new housing, including townhouses, rowhouses, duplexes, triplexes, fourplexes, and 
small multiple-unit properties.” Page 199 

 Housing Action 3.1: “Allow new housing in locations where amenities and infrastructure 
already exist, and that are compatible with the existing neighborhood.” Page 200 

 Housing Action 10.5: “In areas near transit, consider reducing parking requirements to 
build parking spaces for MPDU units in exchange for more affordable units; while 
requiring that occupants of MPDUs have equal access to parking spaces built in the overall 
project.” Page 209 

 

9



 

 

On January 27, 2025, the Rockville Mayor and Council adopted the 2025 Town Center Master 
Plan as an amendment to the Rockville 2040 Comprehensive Plan and as a replacement to the 
Planning Area 1 chapter of the Comprehensive Plan. The adopted Town Center Master Plan 
includes goals, policies and actions that are relevant to this development proposal:  
 

 Focus Areas: 41 Maryland Avenue: “Encourage residential development of at least 100 
units. If the existing, approved planned development for the parcel is modified, 
encourage the development of even more residential units on site. Ground floor retail 
should not be required. Any on-site parking requirements should be waived due to the 
site’s limited size, prime Town Center location, nearby structured parking options, and 
transit access.” Page 36. 

 Housing Goal 8: “Increase the number of affordable homes with Town Center.” Page 64 

 Housing Action 8.1.5: “Actively work with public, private, and philanthropic institutions to 
assist in the development of affordable housing in Town Center.” Page 64 

 

 
Public Notification and Engagement 
Notifications of the Project Plan application and this Planning Commission briefing were made 
consistent with City Code requirements. In addition, the Applicant held a virtual pre-application 
area meeting on January 21, 2025 for which 29 members of the public attended. The Applicant 
held a virtual post-application area meeting on April 29, 2025 for which 15 members of the public 
attended.  
 
Among the items discussed at both meetings, attendees voiced concerns about the lack of 
parking proposed with the project, visual and privacy impacts to abutting properties, potential 
negative impacts to neighboring property values, adequate public facilities and possible 
disturbances to neighbors during the construction phase of the project.    
 
The Applicant also held an in-person meeting at the neighboring Victoria Condominiums on 
February 13, 2025 to discuss the project further with resident condo owners. 
 
As of the date of this report, staff has received 26 emails from the public providing commentary 
on the project, including several residents of the abutting Victoria Condominiums, many of whom 
have expressed either concerns and/or opposition to the project (See Attachment #8 – Public 
Testimony). Additional public engagement opportunities will be scheduled at a later time as 
describe in the ‘Next Steps’ section of this staff report.  
 

 
Next Steps 

In accordance with Section 25.07.07.6. of the Zoning Ordinance, the Mayor and Council will also 
receive a briefing on the development proposal. Following the Mayor and Council briefing, the 
applicant is encouraged to make any revisions to the proposal as needed, pursuant to comments 
received at the briefing sessions. Such plan revisions will be made before the request is scheduled 
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for consideration by the Planning Commission at a regularly scheduled meeting. The Planning 
Commission must review the Project Plan application, as revised, at a public meeting and provide 
an opportunity for public comment. After its review, the Commission shall prepare and transmit 
its comments and recommendation on the application to the Mayor and Council. Following the 
Commission review, the Project Plan application will be scheduled for a public hearing by the 
Mayor and Council. At this stage, the applicant is encouraged to revise plans based on comments 
and recommendations received from the Planning Commission. If directed by the Mayor and 
Council, the applicant must hold another area meeting and receive comments on the proposed 
plan. Upon hearing all such evidence from the public hearing and area meeting, the Mayor and 
Council will render a final decision on the proposed Project Plan as an amendment to the Planned 
Development via adoption of a resolution, incorporating the findings as required by Section 
25.07.01.b.2 of the Zoning Ordinance. If the application is approved, the Mayor and Council will 
establish a time period in which construction of the development approved by the Project Plan 
must commence. Following Project Plan approval, the applicant would then submit an 
application for Site Plan, pending approval from the Planning Commission. 
 
 
 
 

Attachments 
Attachment #1 - Aerial Map, Attachment #2 - Land Use Map, Attachment #3 - Zoning Map, 
Attachment #4 - Site Plan, Attachment #5 - Project Plan Application, Attachment #6 - Project 
Narrative, Attachment #7 - Parking Waiver, Attachment #8 - Public Testimony 
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CIVIL ENGINEERING
LAND SURVEYING

LANDSCAPE ARCHITECTURE
LAND PLANNING

9220 Wightman Road, Suite 120
Montgomery Village, MD 20886

Phone:  301.670.0840
www.mhgpa.com

Owner: Comstock 41 Maryland, LLC
Address: 1900 Reston Metro PLZ, 10th fl,
Reston VA 20190
Contact: Robert Demchak
Phone: 703.230.1985
Email: rdemchak@comstock.com
Applicant: SCG Development Holdings,
LLC / Comstock 41 Maryland, LLC c/o
SCG Development Holdings, LLC
Address: 8245 Boone Blvd #640, Vienna,
VA 22182
Contact: Kirk Salpini
Phone: 703-942-6610 x 200
Email: kas@scgdevelopment.com

SITE DATA

SUBJECT PROPERTIES: PARCEL 2-H
ROCKVILLE TOWN CENTER
PLAT 20464

PROPERTY ADDRESSES: 41 MARYLAND AVENUE

TAX ID NUMBERS: 04-03198603

PROPERTY OWNER: COMSTOCK 41 MARYLAND, LLC
1900 RESTON METRO PLAZA, 10TH FLOOR
RESTON, VA 20190

EXISTING / PROPOSED SITE AREA: 18,150 SF (0.41667 AC)

ZONING CLASSIFICATION: PD-RCI (ROCKVILLE CENTER INC) &
TOWN CENTER PERFORMANCE OVERLAY

EXISTING USES: SURFACE PARKING LOT

PROPOSED USES: MULTI-FAMILY RESIDENTIAL
(147 UNITS TOTAL)

GENERAL NOTES

1. THE EXISTING CONDITIONS AND PROPERTY BOUNDARY SHOWN FOR PARCEL 2-H ARE TAKEN FROM
TOPOGRAPHIC & BOUNDARY SURVEYS PREPARED BY MHG, LAST UPDATED IN JANUARY OF 2025.

2. EXISTING UTILITIES SHOWN ARE BASED ON VISIBLE SURVEYED APPURTENANCES, MARKINGS BY MISS
UTILITY, ACCESSIBLE STRUCTURES AND PLANS OF RECORD.

3. THE PROPERTY IS WITHIN THE ROCK CREEK WATERSHED.

4. THE PROPERTY DOES NOT CONTAIN "WATERS OF THE UNITED STATES", WETLANDS, STREAMS,
SEEPS, SPRINGS, FLOODPLAINS OR THEIR ASSOCIATED BUFFERS.

5. THE PROPERTY IS NOT IDENTIFIED IN THE CITY OF ROCKVILLE'S HISTORIC BUILDINGS INDEX.

6. A NATURAL RESOURCES INVENTORY / FOREST STAND DELINEATION (NRI/FSD) FOR THIS PROPERTY
WAS SUBMITTED UNDER 2025-24-NRI ON 12/20/2024.

7. THE PROPERTY IS WITHIN THE CITY OF ROCKVILLE WATER AND SEWER SERVICE AREA.

8. REFER TO FINAL SITE PLAN FOR GRADING, UTILITIES AND ADDITIONAL SITE DEVELOPMENT DETAILS.

DEVELOPMENT STANDARDS - PD-RCI/MXTD ZONE 1

PERMITTED/REQUIRED PROVIDED

MAXIMUM BUILDING HEIGHT 300 FT 2 135.25 FT
25.13.05 (b)

MINIMUM OPEN AREA 15% (2,722 SF) 27% (4,920 SF)3
25.13.05 (b)

MINIMUM PUBLIC USE SPACE 0%4 N/A
25.13.05 (b)

MINIMUM LOT WIDTH AT FRONT LOT LINE: 10 FT 296 FT (MARYLAND AVE)
25.13.05 (b)

PUBLIC RIGHT-OF-WAY ABUTTING SETBACK: NONE REQ'D. 0 FT
25.13.05 (b)

MINIMUM SIDE YARD SETBACK: NONE REQUIRED5 N/A
25.13.05 (b)

MINIMUM REAR YARD SETBACK: NONE REQUIRED6 N/A
25.13.05 (b)

MINIMUM AUTO SPACES: PARKING WAVER  0 SPACES
25.16.03 REQUESTED

MINIMUM BICYCLE SPACES - SHORT TERM: 3 SPACES 6 SPACES
25.16.03

MINIMUM BICYCLE SPACES - LONG TERM: 49 SPACES 49 SPACES OR MORE
25.16.03

FOOTNOTES
1. DESIGNATED EQUIVALENT ZONE FOR PD-RCI IS THE MXTD ZONE.
2. PURSUANT TO AMENDED SECTION 25.14.35 UNDER TXT2025-00269, THE MAXIMUM BUILDING HEIGHT

FOR PROPERTIES WITHIN THE CORE CHARACTER AREA FLOATING ZONE IS 200 FEET TO THE HIGHEST
POINT OF THE FLAT ROOF FROM THE APPROVED STREET GRADE OPPOSITE THE MIDDLE OF THE FRONT
OF THE BUILDING (MARYLAND AVENUE), WITH AN ADDITIONAL 100 FEET OF HEIGHT ALLOWED FOR
RESIDENTIAL DEVELOPMENTS WITH 20% OR MORE AFFORDABLE HOUSING. SINCE THE PROJECT IS
100% AFFORDABLE HOUSING THE MAXIMUM HEIGHT IS 300'

3. SEE OPEN AREA EXHIBIT FOR BACKUP. IN ADDITION, THE PROPERTY IS PART OF THE ORIGINAL
COMPREHENSIVE PLAN OF THE PDP94-001 THAT IMPROVED AND DEDICATED A COMPREHENSIVE
LINKED SET OF OPEN SPACES AND FUNCTIONAL GATHERING AREAS FROM THE EAST JEFFERSON
STREET AND THE RED BRICK COURTHOUSE PARK AREAS UP TO PROMENADE PARK AT THE TIME OF
ORIGINAL DEVELOPMENT OF THE BLOCKS, IN LIEU OF SMALL OPEN SPACES ON EACH BLOCK.

4. AS NOTED IN 25.17.01.e, THE PROJECT IS EXEMPT FROM PUBLIC USE REQUIREMENTS SINCE THIS IS A
100% AFFORDABLE HOUSING PROJECT.

5. PROJECT IS A CORNER LOT AND THE PROPERTY AT PARCEL C-3, IS A COMMERCIAL USE AND IS LESS
THAN 45' TALL. THEREFORE NO SIDE SETBACK REQUIRED.

6. PARCEL 4-C HAS A COMMERCIAL USE. THEREFORE THERE ARE NO REAR SETBACKS.
7. CONCURRENT WITH THIS APPLICATION, THE APPLICANT IS SUBMITTING A WAIVER REQUEST TO

PURSUE FLEXIBLE PARKING STANDARDS PURSUANT TO SECTION 25.16.03.h.1 OF THE ZONING
ORDINANCE.
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TO MATCH EXISTING
STREET LIGHT (TYP.)
NOT TO SCALE

MANUFACTURER: LANDSCAPE FORMS
WEBSITE: LANDSCAPEFORMS.COM
PRODUCT NAME: RIDE BICYCLE RACK
COLOR/MATERIAL: ALUMINUM, FOG FINISH
QUANTITY: 3
NOTES: INSTALL PER MANUFACTURER'S INSTRUCTIONS.
BICYCLE RACK
NOT TO SCALE

MANUFACTURER: LANDSCAPE FORMS
WEBSITE: LANDSCAPEFORMS.COM
PRODUCT NAME: PLAINWELL RECEPTACLE, 35 GAL. CAPACITY
COLOR/MATERIAL: ALUMINUM, FOG FINISH
QUANTITY: 3
NOTES: INSTALL PER MANUFACTURER'S INSTRUCTIONS.
LITTER RECEPTACLE
NOT TO SCALE

Note: Plant counts are provided for the convenience of the contractor. The plan dominates on any discrepancies between the table and the plan. Contractor
is responsible for verifying the counts and bringing any discrepancies to the attention of the landscape architect and client before proceeding. The planting
plan must be carefully followed to ensure good plant survival and acceptance of landscaping upon completion of the project. Failure to install the specified
plants in the specified locations will result in the rejection of the entire planting area, and the contractor will be required to reinstall the plantings as shown on
the plans at their own expense. Substitutions are not allowed without prior approval of the landscape architect.

STREET TREE LIST
KEY QTY BOTANICAL NAME COMMON NAME CAL HGT ROOT SPACING

SHADE TREES

QRF 2 Quercus robur 'Fastigiata' Columnar English Oak 2 12"-3" cal. B&B AS SHOWN

PAA 6 Platanus x acerfolia London Planetree 2 12"-3" cal. B&B 55' o.c.

MANUFACTURER: LANDSCAPE FORMS
WEBSITE: LANDSCAPEFORMS.COM
PRODUCT NAME: PARC VUE BENCH, 6' LENGTH
COLOR/MATERIAL: ALUMINUM, FOG FINISH
QUANTITY: 4
NOTES: INSTALL PER MANUFACTURER'S INSTRUCTIONS.
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NOT TO SCALE
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PROPOSED STREET TREES

EXISTING TREES

PROPOSED TREE PITS
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Professional Certification
I hereby certify that these documents were prepared
or approved by me, and that I am a duly licensed
Professional Landscape Architect under the Laws of
the State of Maryland. Lic. No. 615

Exp. Date. 09.10.2025
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SCALE:   1" = 20'-0" A-04ROCKVILLE, MD 20850
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SCALE:   1" = 20'-0" A-06ROCKVILLE, MD 20850
41 MARYLAND AVE LEVEL 3 PLAN
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SCALE:   1" = 20'-0" A-07ROCKVILLE, MD 20850
41 MARYLAND AVE TYPICAL LEVEL PLAN
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SCALE:   1" = 20'-0" A-08ROCKVILLE, MD 20850
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SCALE:   1" = 20'-0" A-09ROCKVILLE, MD 20850
41 MARYLAND AVE ELEVATION
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SCALE:   1" = 20'-0" A-10ROCKVILLE, MD 20850
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SCALE:   1" = 20'-0" A-11ROCKVILLE, MD 20850
41 MARYLAND AVE ELEVATION
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1

�t Plan Application/Amendment 
City of Rockville 
Department of Community Planning and Development Services 

111 Maryland Avenue, Rockville, Maryland 20850 
Phone: 240-314-8200 • Fax: 240-314-8210 • E-mail: cpds@rockvillemd.gov •Website: www.rockvillemd.gov 

Type of Application: Amendment PDP94-001/E

□Project Plan �Project Plan Amendment (major) □Project Plan Amendment (minor)

Please Fully Complete 

Property Address information 41 Maryland Avenue/44 Maryland Avenue

PJT 
3/25 

Subdivision Rockville Town Center Lot (S) Par 2-H, Par 2-M - Residential Unit Block'-----------

Zoning PD-RCI TaxAccount(S) 03198603 03753453

Applicant Information: 
Please supply Name, Address, Phone Number and E-mail Address 

Applicant SCG Development Holdings, LLC/Comstock 41 Maryland, LLC/ Comstock 44 Maryland, LLC 
c/o SCG Development Partners, 8245 Boone Blvd #640, Vienna, VA 22182 attn: Kirk Salpini, 703-942-6610 x 200, kas@scgdevelopment.com 

Property owner Comstock 41 Maryland, LLC/Comstock 44 Maryland, LLC
c/o Comstock, 1900 Reston Metro Plaza 10th Floor, Reston, VA 20190, Attn: Robert Demchak, 703-230-1985, rdemchak@comstock.com 

Architect Davis Carter Scott Ltd Design
8614 Westwood Center Drive #800, Tysons, VA 22182 Attn: Douglas Carter, AIA, 703-556-9275, dcarter@dcsdesign.com 

Engineer Macris Hendricks Glascock

9220 Wightman Road, Montgomery Village, MD 20886, Attn: Kyle Hughes, 301-67-0840, khughes@mhgpa.com 

Attorney Shulman Rogers PA
12505 Park Potomac Avenue #600, Potomac, MD 20854, Attn: Nancy Regelin, Esquire, 301-230-5224, nregelin@shulmanrogers.com 

Project Name Momentum at Rockville Station

Project Description Up to 147 DU Multi-family residential affordable mixed income housing project and amendments
to PDP1994-00001 E, and to PJT2014-003 with respect to 44 Maryland Avenue/Par 2-M Resident ial Unit 

STAFF USE ONLY 

Application Acceptance: 

Application# ____________ _ 
Application Intake: 

Date Received ___________ _ 
Reviewed by ------_-_-_-_-_-___::-_-_-_-_-_-___::-_ 

Community Planning & Development Services
Received

April 3, 2025

PJT2025-00023 April 3, 2025
Fee: $13,519.50
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Property Owners Letter of Authorization and Consent 

41 Maryland Avenue/ 44 Maryland Avenue Applications 

"Momentum at Rockville Station" 

To: City of Rockville, Maryland 

From: Comstock 41 Maryland, LLC, Owner of 41 Maryland Avenue 

Comstock 44 Maryland, LLC, Owner of 44 Maryland Avenue/ BLVD Forty Four 

Apartments 

Property: 41 Maryland Avenue, Rockville, Maryland 20850 ("Property") 

Parcel 2-H, Tax ID No. 03198603 

44 Maryland Avenue, Rockville, Maryland 20850 ("BLVD Forty Four Property") 

Parcel 2-M, Tax ID No. 03753453 

Comstock 41 Maryland, LLC, as the Owner of the Property and Comstock 44 Maryland, 
LLC as the Owner of the BLVD Forty Four Property improved with the BLVD Forty Four 
Apartments, hereby authorizes SCG Development Holdings, LLC ("SCG"), SCG President, Stephen 
Wilson, SCG Director of Construction Kirk Salpini and SCG's Professional Consulting team of 
Macris Hendricks Glascock, Davis Carter Scott Architects, and Gorove Slade Transportation 
Engineers, and its land use counsel Shulman Rogers, P.A., to sign and file any and all permit 
applications in connection with the development entitlements, variances, waivers, and permits 
related to the development of the Momentum at Rockville Station and amendment to 
development entitlements for the affordable units at BLVD Forty Four Apartments, subject to 
advance review of Owners (collectively, the "Permit Applications"). The foregoing authorization 
is limited to the permit applications and does not include the authority to bind the Owners to 
conditions of approval, grants of interests in the real estate, or monetary obligations without 
further authorizations. 

This authorization includes preparing the Applications and all related materials needed to 
support the Applications, and filing and processing the Applications and all supporting materials 
with the applicable governmental bodies for the work to be undertaken on the Property and 
securing of approval amendments on the BLVD Forty Four Property. 

COMSTOCK41 

a Delawar 

By:C 

Owner Contact: 

ed Signatory 

COMSTOCK44 

a Delawa 

By: ., 

. Christop_her Clemente 

Title: Authorized Signatory 

Mr. Robert Demchak, General Counsel/Corporate Secretary 

Community Planning & Development Services
Received

April 3, 2025
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STATEMENT OF JUSTIFICATION 
Project Plan Amendment 

41 Maryland Avenue - Momentum at Rockville Station 
March 2025 

I. INTRODUCTION
SCG Development Holdings, LLC, contract purchaser of Parcel 2-H, Rockville Town

Center subdivision with address of 41 Maryland Avenue with the consent of Comstock 41 
Maryland, LLC, property owner of 41 Maryland Avenue, and Comstock 44 Maryland, LLC, 
property owner of the multi-family condominium unit and other commercial units in the building 
on Parcel 2-M, Rockville Town Center subdivision (generally referred to here as 44 Maryland 
Avenue), (together as joint “Applicant”), submits this Project Plan Amendment Application 
pursuant to Sections 25.07.01 through 25.07.04 of the Rockville Zoning Ordinance for the 
amendments to existing PDP approvals for the proposed “Momentum at Rockville Station” 
affordable residential development at 41 Maryland Avenue including, a modification to the 
massing, waiver of required parking, reduction in commercial space, and confirmation of the 
total number of dwelling units, as well as modifications to the MPDU Declaration of Covenants 
encumbering 44 Maryland Avenue as a key element of the affordable housing capital stack for 
41 Maryland Avenue.  A Waiver application with justifications for parking reduction and 
requested height included in both this Statement and supplemental documentation. 

II. PROPERTY

A. Property Identification.  The subject property is Parcel 2-H, Rockville Town Center
subdivision per Plat 20464, with address of 41 Maryland Avenue, Rockville, Maryland
20850 (“Property”).

The Property is zoned PD-RCI and lies within the Town Center Planning Area, 
specifically the Central Town Center and Core Character areas.  Within the governing 
documents of PD-RCI, the Property has been referred to from time to time as “Parcel 2-
H” and/or “Block 4”. 

The property identification for the property subject to the proposed amendment of the 
MPDU Declaration of Covenants (recorded at Liber 48595 at folio 408) is the Residential 
Unit, Rockville Town Center Phase 1 Master Condominium per Declaration recorded in 
Book 50182 Page 278 et seq, as amended, and shown on Plat 11252 through 11276, 
encumbering Parcel 2-M, Rockville Town Center subdivision (“44 Maryland Avenue” 
or “44 MD MPDU Property”). 

B. Property Location and Characteristics.  The Property is located in Rockville Town
Center approximately 790 feet west of Maryland Route 355-Hungerford Drive and
bounded by East Middle Lane, Maryland Avenue, and East Montgomery Avenue.  The
Property is currently improved as a surface parking lot with finished sidewalks along

Community Planning & Development Services
Received

April 3, 2025
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Middle Lane, Maryland Avenue and E. Montgomery Avenue.  The Property is part of a 
five block planned development PD-RCI per PDP94-001, as amended, that includes 255 
Rockville Pike on Parcel 2-F/Block 1, Regal Row on Parcel 2-G/ Block 5, BLVD 44 and 
the Cambria Suites Hotel on Parcel 2-M/ Block 3, BLVD Ansel and Residences on the 
Lane on Parcel 2-L/Block 2, and the surface parking lot at 41 Maryland Avenue on Parcel 
2-H/ Block 4. 

To the west, the Property is adjacent to, and shares a common property line with, 
the Victoria Condominiums zoned MXTD. To the east across Maryland Avenue, the 
Property confronts the BLVD Forty-four apartment building with street level retail and 
restaurants zoned PD-RCI at 44 Maryland Avenue.  To the north across Middle Lane, the 
Property confronts the mixed-use district Rockville Town Square zoned PD-TS, 
specifically the Lunette building of the Fenestra apartment group and the first floor retail 
Starbucks space.  To the south across East Montgomery Avenue, the Property confronts 
the Courthouse Square Park zoned Park Zone and beyond that the Red Brick Historic 
Courthouse zoned MXTD, and to the south east across the East Montgomery 
Avenue/Maryland Avenue intersection, the two story Regal Row retail/office/theatre 
pavilion at 199 E. Montgomery Avenue zoned PD-RCI. To the south the Property also 
shares common property lines with the office building at 32 Courthouse Square zoned 
MXTD.  

The Montgomery County Circuit Court is one block south and the Maryland 
District Court is two blocks further south along Maryland Avenue at East Jefferson 
Street. 

The Property is within walking distance of transit along existing sidewalks 
approximately 1250 feet across the elevated pedestrian bridge to the station entrance of 
the Rockville Metro Station on the WMATA Redline, and approximately 1000 feet along 
Middle Lane across Rockville Pike to the station sidewalk.  Several bus stops are 
proximate on Middle Lane servicing multiple bus routes.  Bike lanes exist on the south 
side of Middle Lane adjacent to the Property.   

The Property is surrounded by sidewalks, street trees and street-lights connected 
to the established grid of sidewalks and streets throughout Town Center via pedestrian 
crosswalks at each corner of Maryland Avenue.  A curb cut for the existing parking lot is 
on Middle Lane.  On-street City-metered parking is along the frontage on Maryland 
Avenue.  A marked handicapped on-street space is located on the south property line 
curbside on East Montgomery Avenue. 

Per the NRIFSD, the Property is within the Rock Creek watershed and drains to 
the Croydon Park Tributary.  The site is not associated with any areas of forest, wetlands, 
100-year flood plain, streams, stream buffer, or steep slopes.  No rare, threatened, or 
endangered species were observed on the site.  There are no known or recommended 
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historic properties on or adjacent to the site per the Rockville Historic master plan or the 
Maryland Inventory of Historic Properties.  The closest historic assets to the west and 
south are the West Montgomery Avenue and Courthouse Square Historic Districts. 

C. Neighborhood.  The Property lies within Rockville Town Center. It is in the block south 
of the Rockville Town Square mixed-use residential, retail and institutional/cultural 
development in the heart of Town Center. Within Rockville Town Square is Rockville 
Town Center Park with the Music Pavilion, Ice Skating Rink, Public Library as well as 
the VisArts Gallery, Buchanan Room and Rooftop entertainment venues.  In the block 
south of the Property is Courthouse Square Park at the Red Brick Historic Courthouse.  
The Property is within walking distance of the historic West End residential district to the 
west of North Washington Street known as the West Montgomery Avenue Historic 
District and the Courthouse Square Historic District.  It is within walking distance of the 
Lincoln Park/East Rockville residential district to the east at Park Avenue east of the 
Rockville Metro Station.  The Building lies on the main pedestrian spine through Town 
Center along Maryland Avenue north through the main retail district of town center. 

The Property is within walking distance of Rockville Town Center Park, 
Courthouse Square Park and James Monroe Park. 

The Rockville Volunteer Fire Station No. 3 that includes fire and rescue as well as 
ambulance, medic equipment, and staff is located two blocks northeast of the Property at 
the intersection of Hungerford Drive at Beall Avenue. 

The extensive transportation and public transit network proximate to the Property 
(MD 355, MD 28, I-270, MD 526, MD 200 and more) provides convenient regional 
access to the rich employment, services, government, cultural, historic, entertainment, 
and retail opportunities in all directions.  

D. Prior Approvals. 
Planned Development PDP94-001 through PDP94-001E – density, massing, uses,  
     40% reduction required commercial parking, traffic mitigation requirements 
Use Permit USE2006-00699A  

PDP94-001 through PDP94-001E, included land use allocations by block, as well as 
massing diagrams with maximum heights and reserved shadow case areas.  See 
Attachment A for the original PDP94-001 land use allocation, massing diagram, and 
relevant excerpt of the amended PDP94-001 land use allocation for Block 4 – Parcel 2-H 
41 Maryland.  The PDP land use allocation was amended for Blocks 2 and 3 by later 
Project Plans but did not change the approvals for the Property on Parcel 2-H/Block 4.   

Parcel 2-H – 41 Maryland 
Record Plat 20464 Resubdivision Parcel 2-H, Rockville Town Center 
Use Permit USE94-00531 – surface parking lot 
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Parcel 2-M – 44 Maryland 
PDP94-001E 
Site Plan STP2012-00105, STP2016-00279 
Record Plat 24566 for Parcels 2-M and 2-L, Rockville Town Center 

The Project lies within Planned Development PD-RCI which previously delivered street 
dedication and construction of the surrounding street grid, traffic mitigation 
improvements and contributions to City traffic improvements in the surrounding area, 
construction of stairs and elevator to the elevated Promenade Plaza connection to the 
Metro station, dedication of and construction of Courthouse Square Park, contributions to 
improvements at James Monroe Park, among other improvements and contributions 
under PDP94-001, as amended.  APFO valid per Code Section 25.20.04 to November 1, 
2030, subject to extensions. 

III. PROPOSED DEVELOPMENT
A. Project – Momentum at Rockville Station 41 Maryland

The Project proposes: 

i. Multi-family residential development:  Up to 147 dwelling units in a mix of 
studio, one-bedroom, 2-bedroom and 3-bedroom units; 

ii. 100% Affordable Units: 100% affordable to a range of households with 
qualified incomes under Federal LIHTC or local programs and affordability 
conditions are only subject to the terms of those programs during their 
compliance period; upon the expiration of the LIHTC or local program 
compliance period, all units that have been designated to satisfy the city’s 
MPDU requirements will be subject to covenants or other long-term 
protective measures ensuring that such units will meet the city’s remaining 
affordability control period and all other requirements of City Code Chapter 
13.5. 

iii. No commercial space: Ground floor space will be activated with resident 
activity centers and amenity spaces anchored by a corner lobby with window 
walls along both Middle Lane and Maryland Avenue and residential units 
along part of Maryland Avenue; 

iv. Massing: 12-story building with maximum height over the 448 ft elevation of 
up to 120 feet for flexibility on floor-to-floor dimensions and construction 
methodology; 

v. Building Amenities: Lobby gathering space, fitness room, clubroom, pet spa, 
bike storage and package storage. 

vi. Interior Loading:  Interior loading dock and waste management accessed from 
Maryland Avenue; 
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vii. Parking Waiver:  Zero on-site parking; Flexible Parking reduction to zero 
required parking for the Project requested per 25.16.03.h.1.  Waiver 
Application and Parking Justification Memo submitted concurrently; 

viii. Off-site Improvement: (i) Proposed ADA accessible curbside parking space 
along the Maryland Avenue right-of-way in front of the building and (ii) 
proposed curbside drop-off space along the Maryland Avenue right-of-way 
near the lobby entrance with extended intersection pedestrian safety zone; 

The Project delivers an affordable housing asset to Rockville Town Center in a transit 
rich location with a Walk-Score of 92%, indicating residents are able to easily access local 
amenities without a car.  With the wide range of unit sizes, and a broader range of qualifying 
household incomes under Federal and local programs, the Project will be an in-demand housing 
choice, especially for housing cost-constrained tenants that desire a location that will also allow 
them to shed the financial burden of car ownership. 

B. Architecture and Urban Design 

Located in the heart of Rockville Town Center at the intersection of Maryland Avenue 
and East Middle Lane, the Project will significantly contribute to the urban fabric of the vibrant 
Rockville community and town center.  As proposed, this 12-story all-affordable residential 
high-rise development will fulfill the planned development mixed-use town center vision on the 
last PD-RCI block that has yet remained undeveloped.  The Project offers a modern architectural 
design with large expanses of glazing along the ground level to further activate the neighborhood 
pedestrian experience. The main entrance is located at the high-profile corner at the northeast 
portion of the site to take full benefit of the lowest level of grading, further accentuating the 
connection between the lively main lobby and clubroom and neighborhood life. 

                This dynamic design provides modern ceiling heights necessary to meet market 
demands while providing for an elegant architectural massing arrangement.  As depicted in the 
submission, a myriad of façade materials have been utilized to seamlessly integrate the building 
into the Rockville Town Center architectural tapestry, further animating a community rich in 
diverse and substantial developments.  This project will provide significant value to the 
neighborhood by adding much-needed affordable rental apartments while gracing the skyline 
with a thoughtful, upscale architectural design. 

C. Affordable Housing. 

The Project is proposed as a 100% affordable housing development as defined by the 
financing programs to be utilized for construction of the Project. 

The Project will seek financing and equity from various sources, including Federal 
programs for Low Income Housing Tax Credits and state and county affordable housing 
programs, which allow for a broad range of qualifying household incomes.  The financial 
“capital stack” for construction of the Project includes a proposed contribution of part of the land 
value tied to an amendment of the remainder of the term of the existing MPDU Declaration of 

50



Page 6 of 31

Covenants encumbering 44 Maryland Avenue, owned by an affiliate of the property owner of the 
41 Maryland Avenue land.   

The total number of units in the Project includes a proposed 46 affordable units to replace 
the 40 MPDUs proposed to be released at 44 Maryland Avenue in addition to the base Project of 
101 units (46 +101 = 147 total units).  The existing 44 Maryland Avenue MPDUs are 
encumbered with a 30-year MPDU Declaration recorded in 2014.  The remaining validity period 
at 44 Maryland will be significantly reduced by the time the Project is first occupied on or about 
2028, and will have fully expired by the time an initial LIHTC compliance period at the Project 
will have expired.  The proposed amendment of the 44 Maryland MPDU Declaration is for 
termination and release of the encumbrance at 44 Maryland in exchange for significantly more 
affordable units at 41 Maryland Avenue that will be encumbered initially according to the terms 
of the federal or other affordable program compliance period, and any program renewal period.  
The City’s 99-year control period will be deemed to run-down concurrently, not added 
consecutively, with the federal or other affordable program compliance period (including any 
renewal periods) credited against the City’s 99-year control period for calculation of the 
remainder of the City’s control period.  Upon the expiration of the LIHTC or other affordable 
program compliance period,  the City’s MPDU program will thereafter control the intended and 
designated MPDUs at 41 Maryland Avenue totaling 62 MPDUs, (which includes the 46 units 
discussed above plus 16 units calculated as 15% of the Project’s 101 base units)  to satisfy the 
City MPDU program for the remainder of the City’s control period. 

The Federal and state and local affordable housing financing programs will govern during 
the term of their programs.  Upon the expiration of the LIHTC compliance period, all units 
intended and designated to satisfy the city’s MPDU requirements will be subject to covenants or 
other long-term protective measures ensuring that such units will meet the city’s affordability 
control period and all other requirements of City Code Chapter 13.5. 

The Mayor and Council can amend the 44 Maryland MPDU Declaration upon findings 
under Code Section 13.5-5.f (1) and (2) that: 

(f)(1) Instead of building the required number of MPDUs an applicant may offer to: a. Build 
Significantly More MPDUs at one or more other sites in the City; b. Convey land in the City that is 
suitable in size, location and physical condition for Significantly More MPDUs;  c. Contribute to the 
Moderately Priced Housing Fund an amount that will produce Significantly More MPDUs; or d. Do 
any combination of these alternatives that will result in building Significantly More MPDUs. 

In exchange for the termination of the Declaration of Covenants for 40 MPDUs at 
44 Maryland Ave, the Applicant is proposing to build “Significantly More MDPUs” (as 
defined in the Code) at 41 Maryland Ave (46 MPDUs versus 40 existing 
MPDUs).  Further, the City will gain the difference between the remainder of the 30-year 
term on the existing MPDUs and the current Code 99-year term.  

In addition to the 46 MPDUs from 44 Maryland Ave, this project will be subject to 
16 additional MPDUs required for the 101 new units (147 units less 46 MPDUs from 44 

51



Page 7 of 31

Maryland Ave times 15%).  The property will be required to have a total of 62 MDPUs or 
equivalent affordable for the 99-year term. 

The Applicant is proposing to build a total of 147 affordable units. All units will be 
administered in accordance with the LIHTC program requirements serving an average of 
60% Area Median Income (AMI). While under the LIHTC program, the units will fulfill 
the project’s MPDU commitments as equivalent affordable units. If the LIHTC compliance 
period (as may be extended) expires before the 99-year term, the intended and designated 
62 units will thereafter be administered through the MPDU program for the remaining 
duration of the 99-year term. 

2)  The Mayor and Council has the option to accept the offer if it finds that: 
a. 1) In the project or subdivision originally proposed by the applicant, an indivisible package of 
resident services and facilities to be provided to all households would cost the occupants of the 
MPDUs so much that it is likely to make the MPDUs effectively unaffordable by eligible 
households; or 2) Extraordinary circumstances make building the required number of MPDUs as 
part of the project impractical; and b. An offer made by an applicant under subsection (f)(1) will 
achieve Significantly More MPDUs or units which low and moderate-income households can more 
easily afford; and c. Acceptance of the applicant's offer will achieve the objective of providing a 
broad range of housing opportunities throughout the City. 

An alliance of a property owner concerned about housing affordability in the region 
and an experienced affordable housing developer has  created an extraordinary and 
innovative opportunity for Applicant to provide significantly more MPDUs at the Project 
at 41 Maryland Avenue encumbered for decades longer than the remaining term of the 
MPDUs at 44 Maryland Avenue when its original 30-year term expires in about 20 years.  
The affiliated ownership of 41 Maryland and 44 Maryland creates an extraordinary and 
unique circumstance.  While any extension of the MPDU control period is impractical at 44 
Maryland,  the early termination of the 30-year control period at 44 Maryland makes 
possible a contribution of part of the 41 Maryland land value to the capital stack for 
development of a 100% affordable Project that will include an extended control period at 
41 Maryland for significantly more affordable units at the Project.  Acceptance of the 
Applicant’s offer will achieve the objective of providing a broad range of housing 
opportunities throughout the City, especially at a transit-rich location in Rockville Town 
Center, with: i) an extended term encumbering all of the intended and designated  MPDUs 
at 41 Maryland  (including 46 MPDUs created from the release of 40 MPDUs from 44 
Maryland and 16 MPDUs for the 41 Maryland 101 du base development), initially under 
the federal and/or local financing programs, followed by any remainder of the City MPDU 
term under the current Code, ii) for significantly more MPDUs – 46 MPDUs in lieu of 40 
MPDUs released from 44 Maryland, and 3) in a newly built Project with a broader range 
of dwelling unit sizes including 3-bedroom units serving both a broader range of household 
sizes and qualifying incomes. 
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D. Offstreet Loading

The Project is proposing a curb cut and driveway to an interior loading dock for trash 
management, building operation services, and resident move-in, move-out activities in a high 
ceiling, one story interior loading space with doors at the south end of the building.  The loading 
dock will be back-in, head-out.  The on-street parking spaces along Maryland Avenue are 
proposed to be re-marked and signed to provide for an appropriate sized loading dock drive with 
adequate sight-lines at the driveway curb cut for safe maneuvering and visibility of vehicles and 
pedestrians in the right-of-way. 

E. Parking Waiver/ Reduction to Zero Parking. 

The Project does not propose any onsite or required parking.  This is consistent with the 
recommendation for the Property as a Focus Area property in the recently adopted 2025 Town 
Center Master Plan: 

41 Maryland Avenue. Encourage residential development of at least 100 units. If the 

existing, approved planned development for the parcel is modified, encourage the 

development of even more residential units on site. Ground floor retail should not be 

required. Any on-site parking requirements should be waived due to the site’s limited 

size, prime Town Center location, nearby structured parking options, and transit 

access. [page 36, Town Center Master Plan]

The Property is narrow making it impossible to design an efficient double-loaded parking 
structure with ramps and two-way drives within a high-rise building.  The Project as a 100% 
affordable residential community does not require onsite parking for marketability and 
sustainable success.  The Property location was selected for its advantages of being walkable to 
transit, jobs, goods and services for its resident community with a Walk Score of 92%.  The 
Property is: i) proximate to a ZIP car sharing location across the street  as well as multiple car 
rental locations one Metro stop south and north, ii) serviced by both Uber and Lyft ride-sharing 
car services, iii) surrounded by street parking that is free overnight, and iv) conveniently located 
near over 3000 parking spaces available to the public nearby (next door, across the street, and 
within 2 blocks) in structured parking facilities with available monthly parking options for any 
resident who chooses to own a vehicle.  Further details and justification for a parking reduction 
to zero required parking is set forth in a Parking Justification Memo prepared by Gorove Slade 
dated March 2025 included in the application submission. 

The Mayor and Council as part of their approval of a Project Plan Amendment for a 
property in a PD zone has the authority to reduce the number of parking spaces required, 
pursuant to Zoning Ordinance Section 25.16.03.h.1: 

h.  Flexible parking standards. The Approving Authority may permit reductions in the number of 
parking spaces required, if certain standards and requirements are met as set forth below. 

1.  Mayor and Council and Planning Commission reductions. The Mayor and Council, in the 
approval of a project plan, or the Planning Commission in the approval of a site plan within the 
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MXTD, MXCD, MXE, MXNC and PD zones, have the authority to reduce the required number of 
parking spaces for uses in the building or buildings to be constructed provided that: 

(a) A major point of pedestrian access to such building or buildings is within seven-tenths of a mile 
(3,696 feet) walking distance of a transit station entrance shown on the Washington Metropolitan 
Area Transit Authority Adopted Regional Rail Transit System; 

The Property is within 1500 feet walking distance along existing sidewalks to the 
Rockville Station entrance via either, Middle Lane, or, E. Montgomery Avenue to the 
pedestrian overpass, and satisfies this condition. 

(b)  There are three (3) or more bus routes in the immediate vicinity of the building or buildings;  

The Property is served by 4 bus routes in the immediate vicinity of the building as 
noted more specifically in the Gorove Slade Parking Justification and satisfies this 
condition.  The future BRT stop on Rockville Pike at Middle Lane will further enhance 
the transit options for the residents. 

or 

(c) There is a major public parking facility available to the public within one thousand (1,000) feet 
of a building entrance; 

The City’s public parking facilities in Rockville Town Square available to the 
public are within 1000 feet of a building entrance, with the closest Garage C being across 
Middle Lane within 350 feet, and the largest City parking facility Garage A one block 
north on Maryland Avenue within 500 feet.  Additional private parking facilities with 
parking available to the general public are likewise located conveniently, next door, 
across the street, and within two blocks of the Property. 

(d)  Where the size of the lot is so small that meeting the parking requirement would prevent 
redevelopment; 

The Property’s narrow dimension of 82 feet depth does not allow an efficient 
double-loaded structured parking design.  Requiring on-site parking would be cost 
prohibitive, an insurmountable obstacle for an affordable housing project, and prevent 
redevelopment of the site. 

(e) Where there is a bikeway in close proximity to the site and the applicant demonstrates that the 
uses in the proposed development are conducive to bicycle use; or 

The City’s system of bike lanes, shared use paths and shared roadways through 
Town Center, from the point of access to the bike lane that runs along the frontage of the 
Property on Middle Lane, provides access to Project residents to the Metro system, goods 
and services throughout Town Center and along Route 355, education opportunities at 
Montgomery College, recreational amenities at the City Swim Center and local parks, 
and to regional points further north, east and west, via the Millenium Trail. 
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(f) For any other good cause shown. 

The Project is a 100% affordable multi-family residential development that is 
marketable without the need for on-site parking.  The requirement for the Project to incur 
significant cost for parking is an unreasonable obstacle to the development of affordable 
housing in this location where the transit-oriented site is walkable to jobs, transit, goods, 
and services, in contravention of Maryland's Housing Expansion and Affordability Act 
(HB 538), effective January 1, 2025, that restricts unreasonable requirements of local 
zoning codes, including limitations on or requirements concerning: (1) height; (2) setback; 
(3) bulk; (4) parking; (5) loading, dimensional, or area; or (6) similar requirements.  Over 
3400 parking spaces available to the public are available within two blocks in each 
direction.  Furthermore, handicapped parking exists on the northside of the Property on 
East Montgomery Avenue, 100 ADA spaces are available within 1000 ft in the publicly 
accessible garages across the street of both Maryland Avenue and Middle Lane and nearby 
in Town Square, and the Project proposes to modify an on-street Maryland Avenue 
curbside space along the building into one of the only ADA parking spaces with full 
accessibility for a lift chair to the sidewalk.  For good cause shown and consistent with the 
recommendation of the 2025 Town Center Master Plan, parking should not be required 
and the requested full reduction of required parking be approved. 

F. Stormwater Management

A preliminary stormwater management plan has been filed for the Property. 

G. Forest Conservation

The existing Building has an approved Forest Conservation Plan FTP2006-0019. The 
updated NRIFSD reflects the eight street trees in the streetscape adjacent to the Property planted  
as well as numerous trees on-site planted for credit at the time of the original construction of the 
planned development remain in place.  A forest conservation plan amendment will be submitted 
for the proposed land disturbance for construction of the Project and for the removal and 
mitigation of landscape trees.

H. Landscape and Lighting

The Project’s landscape and lighting plan will be as shown in the Site Plan submission as 
part of the Architectural plans.  A conceptual landscape plan is included in the submission. 

I. Publicly Accessible Art in Private Development

The 100% affordable Project is exempt from Chapter 4 of the City Code (Publicly 
Accessible Art in Private Development) ordinance.   

IV. ADEQUATE PUBLIC FACILITIES
A. Schools

The Montgomery County Public Schools assigned to the Property are: 
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Beall Elementary 
Julius West Middle School 
Richard Montgomery High School 

Based on the adopted Montgomery County student generation rates for Housing Types 
FY2024-2025 for Multi-Family High-rise project in an Infill Area, the Project’s 147 dwelling 
units are projected to generate a total of eleven K-12 student (10.73 students) made up of 2.6 
high school students, 2.4 middle school students, and 5.7 elementary school students. 

Per the City APFO Standards FY2024-2029 Supplemental School Data published July 
2024, projected capacity at all school levels of the assigned schools are deemed Adequate, at or 
below 120% Program Capacity*.   

Beall Elementary School is projected for the test year 2028-2029 to have a 254-seat 
surplus and operate at 61.7% Program Capacity and therefore the school is adequate to absorb 
the projected 5.7 elementary students generated by the Project.   

Julius West Middle School is projected for the test year 2028-2029 to have an 81-seat 
surplus and operate at 94.3% Program Capacity and therefore the school is adequate to absorb 
the projected 2.4 middle school students generated by the Project.   

*While Richard Montgomery High School current projection is 122.4% Program 
Capacity, the School is deemed conditionally adequate for test year 2028-2029 due to an 
approved CIP project now fully funded and under construction that will reassign students among 
Gaithersburg HS, Richard Montgomery HS, Quince Orchard HS, Thomas S. Wootton HS, and 
and the new Crown HS in Fall 2027.  Richard Montgomery High School is adequate to absorb 
the projected 2.6 high school student generated by the Project. 

Based on the foregoing, the Project will be subject to Montgomery County Development 
Impact Tax regulations, as applicable, at the standard rate in effect at the time of building permit 
issuance without any Utilization Premium Payment. 

B. Transportation Statement

The Transportation Scoping Form prepared by Gorove Slade dated December 2024 finds 
that: 

i. The Project as proposed for 147 dwelling units generates a net 
reduction in new peak hour trips from the existing approval of a minimum of 117 
dwelling units and 11,260 sf of commercial space. Therefore, under the CTR only 
an on-site review would be required for the Project.  The Project is part of 
Planned Development PDP94-001, as amended.  Existing Approvals in the PD-
RCI Governing Documents set forth traffic mitigation for the PDP that was 
satisfied in part at the initiation of the development, and to be satisfied in part at 
certain specified phases of development.  No additional traffic mitigation is 
required under the PD-RCI Governing Documents for the Property/Block 4 and 
development of the Project.  When the APFO ordinance was adopted, the PD-RCI 

56



Page 12 of 31

area was grandfathered as adequate under the APFO standards until November 
2030, subject to certain additional extensions per Section 25.20.04.  The Gorove 
Slade CTR statement will provide additional information as part of the Project 
Plan submission. 

C. County Impact Tax Credit/ City Transportation Improvement Fee

The Project will be subject to applicable requirements of the Montgomery County 
Development Impact Tax that provides for certain exemptions for affordable housing projects.  
The City Transportation Improvement Fee will be paid to the extent applicable.  

D. Water/Sewer

The City APFO Standards require water and sewer service adequacy to be determined by 
the service provider.  The City is the Project’s Water and Sewer service provider. 

The Project has applied for a water and sewer authorization for the Project.  Based on a 
review by Macris Hendricks Engineers, water and sewer capacity infrastructure in the Project 
area is anticipated to be adequate to serve the Project. 

V. ZONING ORDINANCE DEVELOPMENT COMPLIANCE

The Project substantially complies with the applicable standards and specific development 
standards and design regulations of the Governing PD-RCI Documents and the equivalent 
MXTD zone, subject to the modifications, reductions, and waivers requested as part of this 
Application.   

1. Development Standards PD-RCI 
a. Street and Streetscape.  The Property met all of the Development Standards in the 

Governance Documents of PD-RCI at the time of construction with sidewalks and 
streetscape that conformed to the road sections in the PD-RCI Governing Documents.  
No changes to the pedestrian path of the sidewalks are proposed.  However, an ADA 
handicapped parking space and drop-off space are proposed, as well as an extended 
pedestrian intersection crossing peninsula along Maryland Avenue that will update 
the street section. 

Excerpt from 1994 PDP94-001: 
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Updated Street Section from 2005 PDP94-001E: 

Updated Street Section 2012 STP2012-00105 amended for 44 Maryland Ave/Block 3: 
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b. Massing.  The Application requests a modification to the massing diagram for Block 
4 that indicates the maximum height of the building on the Property to be 100 feet 
over the 448-foot elevation.  The 448’ elevation is generally the elevated Promenade 
Park connected to the pedestrian overpass to the Rockville Metro Station, which was 
a key elevation at the time of original approvals in 1994.  The original PDP allowed 
heights up to 235 feet above the 448’ elevation within the PDP area. 

The proposed amendment requests flexibility for final engineering and design of the 
Project to allow a final choice of the most cost effective structural system for the 
building at the time of construction, to respond to a variable and future unknown 
construction cost market, with an increase in maximum height to 120 feet over the 
448’ elevation to accommodate changes in current floor-to-floor standards compared 
to 1994 design standards and dimensional requirements of optional construction 
structural systems.   

Applicant believes that this modification to massing for maximum height is within the 
purview of development standards set within the Governing Documents and remains 
within the discretion of the Mayor & Council to set.  A waiver request of equivalent 
zone standards of the MXTD zone for height has been filed on a technical timing 
basis.  The Application is being filed before TXT2025-00269 becomes effective on 
April 3, 2025 to implement the recommendations of the 2025 Rockville Town Center 
Master Plan for changes to the MXTD zone development standards.  By the time this 
Application is under review and considered for approval, the increased maximum 
height standard for the equivalent zone MXTD will be effective and a waiver of 
equivalent zone standards will not be necessary.  Pursuant to amended Section 
25.14.35 under TXT2025-00269, the maximum building height for properties within 
the Core Character Area Floating Zone is 200 feet to the highest point of the flat roof 
from the approved street grade opposite the middle of the front of the building 
(Maryland Avenue), with an additional 100 feet of height allowed for residential 
developments with 20% or more affordable housing. 

The proposed increase by twenty feet from 100 feet to 120 feet over the 448’ 
elevation is significantly below the maximum 300 foot height in the Town Center 
Core Character Area Floating Zone for its equivalent MXTD zone. 

c. Density/Dwelling Units. The Application requests an update to the Land Use Plan 
under the Governing Documents that require a minimum of 117 dwelling units, to 
confirm the maximum number of residential dwelling units in the Project at 147 
dwelling units.  This increase is in substantial compliance with the 2025 Rockville 
Town Center Master Plan recommendation for the Property, encouraging an increase 
the number of dwelling units on the Property.  The Applicant is not proposing 
commercial space in the Project at this time. 
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d. Parking.  The PD-RCI Governing Documents did not set a required number of 
parking spaces, but rather provided for parking calculations per City Code, including 
any reductions for shared parking and other provisions of the parking chapter.  The 
code required parking for the blocks in PD-RCI has evolved over time by project 
approval with previous reductions granted and zoning ordinance revisions to code 
required parking standards.  Therefore, the requested parking reduction to zero onsite 
and required parking per the Chapter 16 Parking section will be consistent with the 
PD-RCI Governing Documents.  The approval of Flexible Parking Standards to 
reduce the required parking for the Project to zero: i) meets the criteria for approval in 
25.16.03.h.3 as justified below and supported in the Gorove Slade Parking Memo, ii) 
is consistent with the specific recommendations of the 2025 Rockville Town Center 
Master Plan for the Property, and iii) is consistent with the Core Character Area 
Floating Zone to the MXTD equivalent zone which provides for a parking standard of 
“no minimum parking”.  The Project location also satisfies (and exceeds) the 
requirement for the minimum number of accessible parking spaces within 1000’. 

At Application, the overall parking within the PD-RCI area is at a surplus at peak 
parking demand periods and all other periods.  See PDP Parking Table attached. 

2. Additional Design Guidelines for Mixed Use Zones 

The Project is in substantial conformance with the intent and purpose of the equivalent 
MXTD zone to the extent applicable as the PDP Governing Documents address necessary 
development standards as may be amended by the Mayor & Council (and as the MXTD zone is 
amended effective April 3, 2025 under the CCA-FZ).  Conformance with certain MXTD 
development standards and the applicable Additional Guidelines for Mixed Use Zones in Section 
25.13.06 are addressed as follows: 

a. MXTD  Development Standards.   
The Project is in substantial compliance with the Open Space and Public Use Space 
requirements as the PDP Area delivered significant open spaces and public use spaces 
upfront in the late 1990s under regulations and approvals at that time when the old 
Rockville Mall was redeveloped.  This allowed the creation of significant consolidated 
open space and public use spaces, in lieu of small areas by block, through dedication, 
easements, and construction/installation as shown on the following gathering space 
exhibit from the PD-RCI Governing Documents. 
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b. Per Section 25.13.06 , the following addresses certain of the additional development 
standards generally for Mixed-Use zones: 

i. 25.13.06.b.1.a Aesthetic and visual characteristics for all zones.  Facades 
and exterior walls including sides and backs. Buildings should be designed 
in a way that avoids massive scale and uniform and impersonal appearance 
and that will provide visual interest consistent with the community's identity, 
character, and scale. It is recommended that building walls greater than one 
hundred (100) feet long include projections, recessions, or other treatments 
sufficient to reduce the unbroken massing of the facade along all sides of the 
building facing public streets. 

The Project proposes an articulated building façade with a defined base, 
middle and top.  Generous window walls at grade, characterized by fine 
detailing, offer expansive transparency, enhancing the sense of activity 
and safety while promoting increased interaction between the public 
spaces of the sidewalk/street and the building activity centers.  The 
middle section and top section of the building proposes projections, 
recessions, and material changes to reduce the massing of the façade 
along Maryland Avenue and Middle Lane. 
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ii. 25.13.06.b.1.b  Along any public street frontage building, design should 
include windows, arcades, awnings or other acceptable features along at 
least sixty (60) percent of the building length. Arcades and other weather 
protection features must be of sufficient depth and height to provide a light-
filled and open space along the building frontage. Architectural treatment, 
similar to that provided to the front facade must be provided to the sides and 
rear of the building to mitigate any negative view from any location off-site 
and any public area (e.g. parking lots, walkways, etc.) on site. 

The Project’s lobby and activity center frontages include generous 
window walls and repetitive glass fronts to active resident spaces. All 
four sides of the building have similar architectural treatment reflecting 
finished facades.  Projecting balconies are provided on the west side of 
the building in the area parallel to the Victoria courtyard and not 
directly confronting Victoria condominium residential windows at the 
request of the Victoria Condominium residents to extend the building-
to-building/unit to unit separation at the higher floors above the height 
of the Victoria Condominium garage wall on the common property line. 

iii. Buildings should include architectural features that contribute to visual 
interest at the pedestrian scale and reduce the massive aesthetic effect by 
breaking up the building wall along those sides fronting on public streets 
with color, texture change, wall offsets, reveals, or projecting ribs. 

The corner lobby entrance at Middle Lane/Maryland Avenue and 
continuous building activity centers along each of those facades enrich 
the visual interest and pedestrian experiences on the sidewalks.  The 
building has a strong base, articulated middle, and building top 
enhanced with color, building material and texture changes, wall offsets 
and reveals, projecting balconies, and vertical window patterns, to 
break-up the massing of the building wall.  To accommodate the narrow 
site and maximize the building to building separation to the Victoria 
Condominium on the west side, the building façade along the public 
streets rises to the full height but with strong horizontal delineation of 
the building base, middle and top, with articulated cornices and 
building material and color changes.  

iv. 25.13.06.6.2. Roofs. Roof design should provide variations in rooflines 
where appropriate and add interest to, and reduce the massive scale of, large 
buildings. Roof features should complement the architectural and visual 
character of adjoining neighborhoods. Roofs should include two (2) or more 
roof planes. Parapet walls should be architecturally treated to avoid a plain, 
monotonous look. For energy-saving purposes, roof design should also include 
a light color surface or be planted with vegetation. 

The Project proposes a strong building roofline that complements 
the visual character of other buildings within the PDP area.  The parapet 
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wall appears to be part of the building wall with the same architectural 
treatment, to screen roof-top equipment.  Final design of the roof will be 
reviewed at Site Plan. 

v. 25.13.06.b.3 Materials and color. General provisions. Buildings should 
have exterior building materials and colors that are compatible with materials 
and colors that are used in adjoining neighborhoods. Certain types of colors 
should be avoided such as fluorescent or metallic, although brighter colors may 
be considered at the discretion of the Planning Commission. Materials not 
desired. Construction materials such as tilt-up concrete, smooth-faced concrete 
block, prefabricated steel panels, and other similar materials should be avoided 
unless the exterior surface is covered. 

The Project proposes residential building materials of brick, cementitious 
plank siding, extensive glazing and metal trim in standard urban colors and 
trims compatible with the building architecture and the overall tapestry of 
buildings within Town Center. 

vi. 25.13.06.c.7 Delivery and loading spaces, hours of operation. (a) 
Design. Delivery and loading operations must be designed in accordance with 
the provisions of article 16 and located so as to mitigate visual and noise 
impacts to adjoining residential neighborhoods. If there is a residential use or 
residentially zoned property adjacent to the site, … If the delivery and loading 
spaces are located within an enclosed building or underground, no such setback 
and buffer area shall be required. 

The Project proposes a high-ceiling one-story enclosed loading dock 
building with doors at the south end of the building with driveway access to 
Maryland Avenue.  This is intended to mitigate visual and noise impacts to 
the adjoining mixed-use neighborhood, and nearby residential and office 
uses. 

Additional Design Guidelines for Mixed Use Zones 

The Project is consistent with the intent and purpose of the applicable Additional 
Guideline for the equivalent Mixed Use Transit District Zone in Section 25.13.07 as follows: 

3. Uses by floor. The ground floor must contain retail or public-related service 
uses along those streets designated in the master plan as major pedestrian 
spines. Ground floor retail is the preferred use along other streets, but is not 
required. The ground floor should normally have a ceiling height of at least 
fifteen (15) feet. At the time of site plan review or project plan review, the 
Approving Authority may consider a lower ceiling height if appropriate in the 
particular circumstance. The upper floors may be additional retail, office, 
residential, or a combination of uses. If the building contains only residential 
units, the ground floor may consist of residential units, but should be designed 
to facilitate conversion to retail or other commercial uses. 
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The Project ground floor proposes a high ceiling height of greater than 15 feet 
with expansive glazing to be occupied by the main lobby/gathering space as 
well as resident amenity and activity areas along both Maryland Avenue and 
Middle Lane, the main pedestrian spine through Town Center.  The Building 
otherwise contains only residential uses.  Part of the Maryland Avenue 
frontage contains residential units that are permitted by TXT2025-00269. 

Additional Guidelines for Interim Floating Zones 

This section addresses additional guidelines per Section 25.14.35.g for development 
within the Core Character Area of the 2025 Rockville Town Center Master Plan. 

g. Aesthetic standards. Any development within an interim comprehensive plan 
floating zone must comply with the following aesthetic standards:  

1. Façades and massing.  

(a) Buildings shall be designed in a way that avoids massive scale and uniform and 
impersonal appearance and provides visual interest consistent with the community's 
identity, character, and scale. Building design shall provide attractive, well-
proportioned orientation to the public realm of streets, plazas, and parks. Building 
walls greater than one hundred (100) feet long must include projections, recessions, 
or other treatments sufficient to reduce the unbroken massing of the façade along all 
sides of the building facing public streets.  

The Project has been designed with high quality design and materials to 
integrate into the tapestry of building built over time as Town Center has 
evolved.  The building is oriented with its entrance at the key corner of Middle 
Lane at Maryland Avenue with large expanses of ground level glazing to engage 
the public realm and pedestrian at sidewalk level along a main pedestrian spine.  
The design is articulated with projections, recessions and material and color 
changes to reduce the massing of the façade. 

(b) Any façade facing a public street must include windows, arcades, awnings, or 
other acceptable features along at least sixty (60) percent of the building length. 
Arcades and other weather protection features must be of sufficient depth and height 
to provide a light-filled and open space along the building frontage. Architectural 
treatment, similar to that provided to the front façade must be provided to the sides 
and rear of the building to mitigate any negative view from any location off-site and 
any public area (e.g., parking lots, walkways, etc.) on site.  

The building is designed with the similar architectural treatment on all four 
sides.  The building engages Middle Lane and Maryland Avenue with windows 
along each façade as well as a canopy to define the entrance at the key corner. 
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(c) Buildings must include architectural features that contribute to visual interest at 
the pedestrian scale and reduce the massive aesthetic effect by breaking up the 
building wall along those sides fronting on public streets with color, texture change, 
wall offsets, reveals, or projecting ribs.  

The building has a strong articulated building base with a well defined entrance 
lobby to engage the public realm at the pedestrian level.  Each façade is 
articulated with recesses, projections, color and material changes to reduce the 
perception of the massing of the building. 

2. Roofs. Roof design must provide variations in rooflines where appropriate and add 
interest to, and reduce the massive scale of, large buildings. Roof features should 
complement the architectural and visual character of adjoining neighborhoods. Roofs 
should include two (2) or more roof planes. Parapet walls must be architecturally 
treated to avoid a plain, monotonous look. For energy-saving purposes, roof design 
should also include a light color surface or be planted with vegetation.  

The parapet wall is integrated into the building utilizing the same architectural 
treatment of the top section of the building which varies in color, texture, 
material, and height.  Roof top sustainable design will be addressed at site plan. 

3. Entryways. Commercial building design must include design elements which 
clearly indicate to customers where the entrances are located, and which add 
aesthetically pleasing character to buildings by providing highly visible customer 
entrances.  

The Project lobby entrance is at the key intersection building corner of Middle 
Lane at Maryland Avenue with generous views into the lobby and an 
architectural canopy to draw people to a welcoming front entrance. 

h. Public benefits. 1. Any development approved within an interim comprehensive 
plan floating zone must provide public benefits that enhance or contribute to the 
objectives of the Plan and that are proportionate to the scale of the proposed 
development. Public benefits may include, but are not limited to, providing 
Moderately Priced Dwelling Units (MPDUs) or public use space above the minimum 
required, streetscape improvements, wayfinding, and environmental building 
efficiency standards or other benefits that exceed code requirements. 

The Project proposes a 100% affordable residential development for a broad 
range of qualified household incomes under federal and local affordable housing 
programs, with a range of unit sizes up to 3-bedrooms, in a transit-oriented, 
walkable location, providing critical housing options to Rockville households.
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VI. MASTER PLAN COMPLIANCE
A. The 2040 Plan.  The City-wide Comprehensive Plan was adopted August 2, 

2021.  The Project is in substantial conformance with and implements many of the 
applicable principles, visions and goals of the 2040 Plan as set forth below.

i. Visions 
a. LAND USE AND URBAN DESIGN Vision 
Rockville is a city that encompasses comfortable 
neighborhoods where residents can walk, bike, and roll 
to amenities; mixed-use urban areas where residents, 
businesses and institutions thrive together; commercial 
and residential corridors where daily needs and wants 
are met; and areas for offices, laboratories, and industry 
where employment can be found. 

The Project is part of the implementation of the vision for an 
integrated mixed-use urban area that provides housing, services, 
culture, recreation and employment opportunities in Rockville Town 
Center.  The Project adds new residents to support the existing retail 
and employment district.  The Project replaces an inactive existing 
surface parking lot. 

b. TRANSPORTATION.  Rockville’s transportation system will provide 
residents, businesses, employees, and visitors with multiple options for 
moving about the city through a variety of modes and paths while 
ensuring access for persons of all abilities and mobilities. The city’s 
commercial vitality, and position as a regional hub and employment 
center, will be supported by infrastructure investments that enhance 
connections to the broader region, while managing traffic and 
congestion. Rockville will continue to transition to a more-walkable 
community and contribute to regional efforts to create safe, efficient, 
and environmentally sustainable mobility. 

The Project provides additional affordable housing with a high 
walkability score via a developed sidewalk and street grid to 
Metro, bus and future BRT public transit, goods and services, 
entertainment and institutional uses, public parks, and historic 
assets.  The extensive transportation and public transit network 
proximate to the Property (MD 355, MD 28, I-270, MD 526, MD 
200 and more) provides convenient regional access to the rich 
employment, services, government, cultural, historic, 
entertainment, and retail opportunities in all directions.
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c. RECREATION AND PARKS. Rockville will continue to have a vibrant, 
beautiful, and easily-accessible park system with a wide variety of 
recreation facilities and programs, as this system is critical to 
supporting the health and well-being of the people of Rockville and its 
natural environment. Parks and recreation facilities will meet the 
needs and desires of Rockville’s diverse users. 

The Project is part of the Planned Development PD-RCI that 
delivered Courthouse Square Park and the Promenade Park, as 
well as incorporated the street design for East Montgomery 
Avenue between Maryland Avenue and Monroe Street to facilitate 
East Montgomery Avenue closures for City community events, 
such as Hometown Holidays, a farmers market, or outdoor seating 
for entertainment uses, to support the health and well-being of the 
residents of Rockville, including new residents of the Project. 

d. ENVIRONMENT. Rockville strives to assure clean land, air and water, 
and efficient use of resources, to foster healthy, sustainable, and 
resilient environments for living, working, and recreation. 

The Project will have a positive impact on the environment.  It is 
replacing an asphalt surface parking lot with a development that 
conforms to current standards of stormwater management and 
sustainable building design. 

e. ECONOMIC DEVELOPMENT.  Rockville will proactively adapt to 
the changing business environment and strategically leverage its 
assets and position as the County seat within a dynamic region to 
enable an innovative and thriving local economy. It will do so to 
advance equitable economic development, creative and diverse jobs 
creation, the quality of life for its residents and workforce, and to 
enhance the long term fiscal standing of the city. 

The Project will develop an underutilized surface parking lot to 
provide an affordable housing asset adding residents to patronize 
existing businesses and talent to the employment pool in the Town 
Center Core Area. 

f. HOUSING.  Ensure that current and future Rockville residents have a 
diverse array of quality housing choices that are affordable and 
livable, at all socio-economic levels. 
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The Project delivers 147 units of affordable housing to the housing 
options available in Rockville Town Center, providing qualified 
households of a broad range of income levels and household sizes 
an opportunity to live at a transit-oriented location with jobs, 
goods and services within walking distance.   

Planning Area 1 Rockville Town Center 

…Street-level commercial activity has experienced challenges due to 
increased competition in the region, the advent of e-commerce, which has 
greatly reduced the amount of commodities sold in physical stores…an 
overall shift in consumer preferences.  Policies in this Plan section 
represent adjustments to the 2001 Town Center Master Plan…and the 
changing circumstances since that time. 

The Project addresses the over-supply of commercial space with a 
proposed residential building that activates the sidewalk with a corner 
lobby and resident activity centers along Maryland Avenue and 
Middle Lane, and delivers additional residents to support the vitality 
of the existing retail in adjacent buildings and the Town Square 
business district. 

B. 2025 Rockville Town Center Master Plan - 2040 Amendment 

An Amendment to the 2021 Comprehensive Plan (2040 Plan) to update the Town 
Center Master Plan was adopted by the Mayor and Council on January 27, 2025.  
The Project is in substantial conformance with the recommendations for the 
Property and supports of the vision and goals of the Town Center Plan as noted 
below. 

Town Center Master Plan Goal

#1 Target appropriate areas for higher density residential developments to reach 
3000 new residential units by 2040.  Provide for a variety of development types to 
adapt to market demands and to address missing-middle housing. 

The Project proposes 147 new dwelling units to help the City reach its goal, 
ranging from studios to three bedrooms, and provides a new housing choice 
for income qualified households many of which may elect not to own a car 
yet desire affordable and convenient urban living, in a location with a high 
Walk Score to transit, goods, and services.
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Town Center Vision 

Rockville Town Center will continue to grow as a vibrant, multicultural, diverse 
and inclusive community that celebrates a high quality of life and sense of place.  
A neighborhood at its core, Town Center will be a hub within the region for 
sustainable, walkable, transit-oriented living. 

The Project replaces an underutilized surface parking lot with 100% 
affordable dwelling units for residents and their families adding to the 
neighborhood character of transit-oriented living in Town Center. 

Area Vision – Central Town Center 

…The design of this area should take into consideration a sense of arrival and 
draw the visitor in. Town Square is likely to continue as the “heart” of Town 
Center in many ways. 

The Project expands the sense of arrival to a vibrant Town Center for 
visitors from the Metro and Rockville Pike, whether arriving via the 
Promenade Park pedestrian bridge and plaza to East Montgomery Avenue 
or via Middle Lane, by completing Middle Lane and Maryland Avenue 
frontageswith an active development and new residents.  The Project 
supports the vitality of pedestrian connections to Town Square in the next 
blocks north, east, and west. 

Town Center Plan Focus Areas 

The Property is identified as a “Focus Area” of the Town Center Master Plan.  

 41 Maryland Avenue. Encourage residential development of at least 100 units. If 
the existing, approved planned development for the parcel is modified, encourage 
the development of even more residential units on site. Ground floor retail should 
not be required. Any on-site parking requirements should be waived due to the 
site’s limited size, prime Town Center location, nearby structured parking 
options, and transit access”. 

The Project proposes an increase in the number of dwelling units to 147 
affordable housing units, no commercial, and no parking consistent with the 
Master Plan recommendations. 

Town Center Housing 

The City encourages the development of a wide variety of unit types – this refers 
to different housing typologies-(such as townhomes and multi-family apartment 
buildings), but also provides a mix of units within those typologies.  The City 
encourages unit mixes in development projects to contain a full range of unit 
types that the market can support of different sizes and layouts to accommodate 
the greatest variety of households. 
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The Project will add studios through three-bedroom affordable dwelling 
units to Town Center.  The Project will expand the affordable housing choice 
for a greater variety of household sizes and broader range of qualified 
income levels. 

Town Center Economic Development & Business 

…Town Center is a hub of retailers that provide goods and services…Rockville 
Town Center cannot truly thrive without residential growth surrounding and 
supporting its existing retail. 

The Project will add additional residents to support the existing retail in 
adjacent buildings and the Town Square business district. 

VII. FINDING REQUIRED FOR PROJECT PLAN APPROVAL
The Zoning Ordinance Section 25.07.01.b.2. contain the findings that the Mayor and 
Council must make prior to approving the Project Plan Amendment Applications.  
The following demonstrates how the Application complies with these required 
findings: 

i.  The Project Plan Amendment will not adversely affect the health or safety of 
the persons residing and working in the neighborhood of the proposed project: 

The Project will replace an underutilized surface parking lot and fulfill 
its original 1994 entitlements for residential on the Property. The Project 
will add 147 affordable dwelling units to Town Center, adding a new 
housing choice to a broad range of income qualified households as well as 
new residents to support the surrounding business district.  The addition 
of residential use will not affect the health or safety of persons in the 
neighborhood but will add to the vision of Town Center being a 
neighborhood of transit-oriented living.  Overall, the Project will add to 
the visual vitality of Town Center by completing the final block of the 
original PD-RCI. 

ii. The Project Plan will not be in conflict with the Plan. 

As noted in more detail in Section VI above the Project Plan supports the 
goals and visions of both the 2040 Plan and the 2025 Town Center Master 
Plan. The 2040 Plan provides the following Overarching Principles: 

a. Foster a vibrant, multi-cultural and successful downtown.

The Project will enhance the vitality of Rockville Town Center by 
providing the opportunity for a broad range of household sizes and 
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qualified household incomes to live in a transit-oriented building with 
a Walk Score of 92 with convenient access to goods and services, 
especially to households who wish not to be burdened with car 
ownership.

b. Steer the most-dense development to mixed-use, transit served 
locations. 

The Project is located within the Core Character Area within the 
commercial retail, restaurant and cultural district of Town Center 
and within walking distance of three-blocks to transit of both the 
WMATA Rockville Redline Station and Montgomery County bus 
service along Hungerford Drive.  It is proximate to the future 
southern section of the proposed 355 Bus Rapid Transit system 
within the right-of-way of Hungerford Drive/Rockville Pike. 

c. Encourage a variety of housing types that are accessible to a 
wide range of household needs and incomes. 

The Project provides a new affordable housing choice including 
larger 2-bedroom and 3-bedroom units, perfect for qualified 
income families, individual, and empty-nester households who 
want to live in a Town Center location walkable to goods, services 
and entertainment, as well as abundant transit options.   

g. Maintain and promote safe, attractive, welcoming, and amenity-rich 
neighborhoods. 

The Project will add to the rich urban fabric of Town Center as it 
continues to evolve as a vibrant mixed-use livable neighborhood 
by developing an underutilized surface parking lot into a new 
residential community. 

VIII. COMMUNITY OUTREACH

The City hosted a virtual Pre-Application Meeting community meeting at which the 
Applicant presented its proposed Project via WEBEX on January 21, 2025.  Notice 
was properly given by Applicant by mail and electronic notice in accordance with the 
Zoning Ordinance and Development Manual.  Signs were posted on the Property on 
all frontages.  The meeting was attended by a range of interested parties from Town 
Center multi-family buildings and nearby neighborhoods.  A sign-in sheet and the 
meeting transcript were filed by the Applicant.  The video of the Pre-Application 
Meeting is available on the City’s website development page. 
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A follow-up meeting for the Victoria Condominium residents was held by the 
Applicant and attended by a City representative at the Victoria on February 13, 2025 
at that community’s request.  Notes of the meeting have been filed in the PAM 
record.  

A Post-Application Community Meeting will be conducted in accordance with the 
Zoning Ordinance.  Notice of public hearings and meetings and the signs will be 
posted in accordance with the Zoning Ordinance. 

IX. CONCLUSION

As demonstrated by the Statement of Justification, the  Project Plan submission, 
and Application, the Project is consistent with the intent and purpose of the PD-RCI 
Governing Documents, substantially complies with all applicable requirements of the 
Zoning Ordinance and other applicable City Code and regulations, and is in substantial 
conformance with the recommendations of the Rockville 2040 Comprehensive Plan, the 
Town Center Master Plan,  and other administrative and functional master plans. 

The Project will advance the goals of the 2040 Plan, the Town Center Master 
Plan, and the strategic goals of the Mayor and Council, to increase affordable housing, 
strengthen the Town Center neighborhood with increased residential density and new 
housing typologies to provide greater choice to a wider range of households, and enhance 
the overall vibrancy and quality of life in the Town Center and the City generally. 

For all these reasons, the Project Plan Application should be approved. 

Shulman Rogers, P.A.              
Nancy P. Regelin, Esquire     
Counsel for Applicant 
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Attachment A 
Prior relevant PDP Approval Excerpts 
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Excerpt from PDP94-001E Amendment: 
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Massing under PDP94-001: 
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PDP-RCI AREA Parking 

Time of Day Calculation All Existing PDP Uses + Comstock BLVD Lofts Project (Pre-41 MD Project)

Use Base Weekday Weekday Weekend Weekend Nightime

Daytime Evening Daytime Evening

Office 333 333 35 35 21 21

Retail 11 13 22 48 24 3

Restaurants 305 153 305 305 305 31

Theatre 383 153 383 307 383 38

51 Monroe 
St. 

138 138 138 14 7 7

Deli 1 1 1 1 1 0

Hotel 38 27 38 27 38 27

Residential 546 328 492 437 492 546

Institutional 50 25 50 50 15 3

Total Pkg 
Required 

1171 1464 1224 1286 676

Total PDP 
Parking 
Provided 

1667 1667 1667 1667 1667

Surplus 
Parking 

+496 +203 +443 +381 +991

Highest Parking Required at Weekday Evening totaling 1464 spaces within the PDP; 1667  spaces 
provided within the PDP; 203 Surplus Spaces at Peak Parking Demand Period within PDP upon 
completion BLVD Lofts Project Bldg 2; 991 Surplus Spaces Nightime Period within PDP. 

The foregoing parking calculations do not include on-street parking spaces on East 

Montgomery Avenue, Maryland Avenue, Monroe Street or Helen Heneghan Way within PD-RCI 

Area that provide an additional  convenient short term parking spaces to the general public 

doing business within the PDP and town center.  Within two blocks of the PD-RCI Area, there 

are approx. 2000 additional parking spaces in garages and lots open to the general public. 
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TECHNICAL MEMORANDUM 

To: Kirk Salpini SCG Development 

From: Anila Moorthy, EIT  

William Zeid, PE 

Katie Wagner, PE, PTOE 

Date: March 26, 2025 

Subject: Momentum at Rockville Station Parking Reduction Justification Memo 

Introduction 

This memorandum has been prepared in support of a proposed Flexible Parking Requirement Reduction to Zero under Section 

25.16,03.h that would allow the 41 Maryland Avenue residential development to be constructed without any on-site parking. The 

Project includes redevelopment of the existing parking lot into an all-affordable apartment building with approximately 147 units 

and no on-site parking. On-site loading would be provided within the building, and ample curbside parking is available adjacent 

and proximate to the building and within close-by public garages for short-term visitor and elective long-term permit parking. The 

nearby public garages were surveyed on a typical weekday where a total of approximately 3,479 parking spaces were counted 

with occupancy overall appearing to be below 50 percent. With significant occupancy during the daytime weekday peak, it is 

expected that even greater availability would be present during evenings and weekends. The project is bordered by E Middle 

Lane to the north, Maryland Avenue to the east and existing buildings to the west and south.  

Note that the site has original Preliminary Development plan approval through PDP94-001, as amended, for a minimum of 117 

dwelling units and 11,260 sf of retail on this parcel, and all transportation improvement requirements of the PDP for this site 

have been satisfied. The requested Parking Reduction is only for the individual calculation for the subject building.   The 

remaining developed Blocks 1, 2, 3 and 5 of the PDP currently meet their parking requirements, as set by the Mayor & Council 

in prior approvals, and per the most recently approved amendment to the PDP, PJT2014-00013 for Block 2, the overall PDP 

area has a parking surplus at all, including peak, parking demand periods under Section 25.16.03.h.6. 

The objective of this assessment is to identify whether the proposed development could operate efficiently and without 

detrimental impact to surrounding public facilities and justify the grant of the proposed full parking reduction under Section 

25.16.03.h.3. The Project’s proximity to transit, pedestrian friendly location and availability of ample public and privately rentable 

parking spaces nearby make it an excellent candidate for a no on-site parking condition, as is specifically recommended for the 

property in the adopted 2025 Rockville Town Center Master Plan update. Further, the proposed all-affordable residential building 

meets all criteria for flexible parking standards under City of Rockville Zoning Ordinance Sec. 25.16.03.h.  

The subject site is perfectly situated within the Rockville Town Center area proximate to transit, bike and pedestrian facilities, 

served by car-sharing  and car-rental services, as well as walkable to goods and services, to support a community of residents 

not reliant on auto-ownership.  The high Walk Score of the location of the proposed affordable housing development will allow 

a qualified household to have the choice to shed the financial burden of auto-ownership.  Should a resident choose to live at the 

41 Maryland Avenue development while owning a vehicle, there are numerous parking options in garages within a short walking 

distance of the site where monthly paid secure parking is available. Notably, there are over 3,400 public and privately owned 

publicly available parking spaces available for rent on both an hourly and monthly basis within three blocks, including in the 

adjacent Victoria Condominium parking garage as well as the City’s Town Square parking garages across Middle Lane and 

BLVD Forty-Four’s parking garage across Maryland Avenue. Moreover, a field verification on March 25, 2025 indicated that the 
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parking occupancy appeared to be less than 50% during normal business hours on a typical weekday. With additional capacity 

becoming available in the evening, it is expected that significant capacity will be available for evening and overnight parking in 

these garages, where hours of operations allow. For prospective tenants owning one or more vehicles where on-site parking is 

an imperative for their household, there are alternative affordable housing residential options available in the City and the County 

with on-site parking. Further, it is not likely that residents would attempt to park in the nearby West End neighborhood in lieu of 

renting an available garage space given the existing parking restrictions which require a City of Rockville issued permit to park 

in the majority of the West End neighborhood, which 41 Maryland Avenue residents would not be eligible for. Therefore, the 

proposed condition reducing required parking to zero would be supported by proposed and existing area infrastructure that 

would allow a resident to not be reliant on auto-ownership, or if they choose to own a vehicle, have convenient options to 

accommodate their vehicle.  

This report reviews required parking rates, the project site’s transit-oriented context and multimodal access to support the 

Project’s parking waiver request. The conclusions of this assessment are as follows: 

• The site’s small footprint precludes the ability to construct on-site parking to serve the building.  

• Per the City of Rockville Parking Requirements, 169 parking spaces are required on site prior to any potential 

reductions. It should be noted that these baseline ratios do not take into account proximity to transit.  

• The Project is located within immediate vicinity of four (4) bus routes, 0.3 miles from the Rockville Metrorail Station and 

MARC station, existing bicycle lanes along E Middle Lane and N Washington Street and established walking paths for 

residents.  

• In addition, there are in excess of 3,400 public/privately rentable parking spaces available in 10 parking facilities within 

1,000 feet from the site building. These facilities include approximately 100 ADA spaces. Some of these garages also 

include monthly parking permit options with 24-hr access. Additionally, a total of at least five (5) publicly accessible 

curbside street parking ADA spaces are present within 1,000 sf of the site. 

• The structured publicly available parking was field verified on March 25, 2025. It was a typical weekday with public 

schools and government in session, and observations included that parking was generally available in all garages, with 

the overall parking occupancy appearing to be less than 50%. Significant parking was available during the daytime 

during normal business hours. With additional capacity becoming available in the evening, it is expected that significant 

capacity will be available for evening and overnight parking in these garages, where hours of operations allow.  

• The project includes constructing an ADA accessible public parking space along the site frontage as well as a 

convenient pick-up/drop-off zone curbside to facilitate rideshare and short-term deliveries.  

• The Project’s proposed zero required parking condition is consistent with the recently adopted Rockville Town Center 

Master Plan that recommends no on-site parking for this property specifically, and generally recommends residential 

uses within the plan area be exempt from minimum parking requirements.  

• Moreover, the proposed development meets all of the criteria for flexible parking standards per City of Rockville Zoning 

Ordinance Sec. 25.16.03.h.  

• The Project is expected to naturally have a lower reliance on single occupancy vehicle travel based on the building 

being an all-affordable community with convenient access to Metrorail, MARC, bus service and bike lanes.  

Given that the development meets the criteria for a parking reduction under 25.16.03.h.3 together with the small 

footprint of the site that prevents development if parking is required, the availability of paid street and garage short-

term parking to accommodate visitor demand, and free overnight street parking and nearby long-term monthly parking 

options for residents who decide to move in owning a vehicle, the Project’s parking demand is not expected to 

negatively impact the surrounding public infrastructure and the proposed parking reduction to zero is justified.   
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Parking Demand and Justification for Zero Required Parking Use Case 

A review of data available in Public Use Microdata Areas (PUMAs) from the US Census for the area covering Rockville (Central 

Montgomery County), indicates the following: 

- Total data set for renters living in apartment buildings with 50 or more units: 20,341 

- Total respondents with access to zero owned vehicles:   2,866 (14.1%) 

- For those in the workforce: 

o Ride in vehicle to work:      21% 

o Use public bus to work:      29% 

o Use subway or rail to work:     24% 

o Work from home:       26%    

With the subject site located 1,500 feet from a WMATA Red Line Metrorail Station and 800 feet from the future Viers Mill and 

355 BRT Stations, residents at this location will have the ability to rely on non-auto mode shares to travel to and from 

employment. With 14.1 percent of respondents in the overall area, which includes buildings much further from Metrorail, living 

without owning a vehicle, there is clear demand for units where parking on-site is not available.  

Further, a study prepared by the District of Columbia Department of Transportation1 investigating parking demand and the 

impacts of parking supply within an urban setting provided the following within its conclusions: 

“The most significant neighborhood variable was a combination of walkability (measured by block size) and frequency 

of transit service within walking distance. As walkability and transit frequency increased, parking utilization decreased.” 

The site’s existing walk-score of 93 and future further improved frequency of transit service with the planned BRT stop and 

existing metro station nearby will naturally drive a lower parking demand for the site.  

 

Walk and Bike Score 

Walkscore.com is a website that provides scores and rankings for walking, biking, and transit conditions within neighborhoods 

of the County. Based on this website, the site is in the Central Rockville neighborhood in Rockville. Using the existing address 

(41 Maryland Avenue), the site has a walk score of 93 (or “Walker’s Paradise”), a transit score of 73 (or “Excellent Transit”), and 

a bike score of 69 (or “Bikeable”). The following conclusions can be made based on the data obtained from Walkscore.com: 

• The site is situated in an area with a “Walker’s Paradise” walk score so most daily errands do not require a car;  

• The site is situated in an area with a “Good Transit” transit score due to its proximity to Metrobus and RideOn routes, 

and the Rockville Metrostation. This score should further improve with the planned Viers Mill and 355 BRT lines that will 

have a station nearby at East Middle Lane and MD 355; and 

• The site is situated in an area with a “Bikeable” bike score due to its proximity to a few bicycle facilities including 

separated bicycle lanes along the site frontage along E Middle Lane. Further, future bike lanes are planned along 

Monroe Street that will further improve bikeability in the area.  

Overall, the site and surrounding neighborhood have adequate pedestrian, transit, and bicycle accessibility.  

 

 

 
`
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Carsharing  

ZipCar is a private company that provide registered users access to a variety of automobiles. Zipcar operates a reserved-space 

model where customers are required to borrow from and return vehicles to the same reserved car sharing space. Currently, 

there is one (1) location within a quarter mile walk. The locations, number of available vehicles, and walking distances are listed 

in Table 1. 

Table 1: Zipcar Locations 

Zipcar Location 
Number of 
Vehicles 

Walking 
Distance 

26 Maryland Avenue 1 vehicle 
0.1 miles 

(3 minutes) 

 

Car Rentals 

In addition to ZipCar, there are other private companies that allow customers to temporarily borrow a car for a set period of time. 

There are multiple car sizes and models to pick from depending on the location and company. The location and walking distances 

to such car rental locations within a 15-minute radius are listed in Table 2. 

Table 2: Car Rental Locations 

Car Rental Company Location 
Walking 
Distance 

Mobilis Car Rental 
199 E 

Montgomery 
Avenue 

0.1 miles 
(3 minutes) 

Enterprise Rent-A-Car 
702 Rockville 

Pike 
0.6 miles 

(15 minutes) 

Rent-A-Wreck 
621 Hungerford 

Drive 
0.6 miles  

(15 minutes) 

 

Micromobility  

As of February 2025, micromobility service in the County is provided by three (3) private dockless companies operating e-bikes 

and electric scooters (e-scooters). These include Lime, Spin and Bird. These dockless vehicles are provided by private 

companies that give registered users access to a variety of e-bike and e-scooter options. These devices are used through each 

company-specific mobile phone application. Many dockless vehicles do not have designated stations where pick-up/drop-off 

activities occur like with Capital Bikeshare. They are typically parked in public space, most commonly in the “furniture zone” or 

the portion of the sidewalk between where people walk and the curb, often where other street signs, street furniture, trees, and 

parking meters are found. 

Capital Bikeshare  

In addition to personal bicycles, the Capital Bikeshare program provides additional bicycle options for residents of the 41 

Maryland Avenue development. The program has placed over 700 bikeshare stations across the Washington metropolitan area 

with over 7,000 bicycles in the fleet. Three (3) Capital Bikeshare stations are located within a half mile of the site: 

• An existing 14-dock Capital Bikeshare station is available within 5-minute walk near the Monroe Street and Monroe 

Place intersection;  

• An existing 18-dock Capital Bikeshare station is available within 10-minute walk near the Rockville Metro Station West; 

and,  

• An existing 12-dock Capital Bikeshare station is available within 10-minute walk near the Rockville Metro Station East 
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Figure 1: Walkshed from Project Site 
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Figure 2: Transitshed from Project Site 
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City of Rockville Parking Design Standards and Lot Limitations 

Under the City of Rockville Zoning Ordinance Sec. 25.16.06, drive aisles within a parking structure must be at least 20-feet wide, 

and parking spaces must be at least 18-feet deep for 90-degree parking. This results in a baseline clear width requirement of 

56-feet to have parking on both sides of a drive aisle. With the building width limited to approximately 82 feet and the need to 

provide an internal loading bay, a building lobby and leasing space, elevators and stairs, utilities, and other infrastructure, very 

little space would remain to potentially place parking in the building, and utilization of this space for parking would require 

eliminating all ground floor amenities and units and substantially affecting building structural column spacing resulting in both 

inefficiency of upper level floor unit yields and additional building cost,  to gain only approximately 21 parking spaces on the 

ground floor level. The cost to continue such inefficient parking layout either below grade or above grade would not be feasible 

with the addition of ramps, be prohibitively expensive, and an insurmountable obstacle to development for this all-affordable 

housing community.  

Further, the addition of parking would necessitate a second curbcut, which would result in a driveway crossing the pedestrian 

space and elimination of curbside metered parking on Maryland Avenue.  

As shown in the exhibit below, the parking would conflict with structural columns and render the majority of the ground floor 

unusable for residential amenities and critical building infrastructure.  

 

Figure 3: Passenger Vehicle Circulation Illustrative on-site structured parking 
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City of Rockville Parking Requirements 

Under the City of Rockville Zoning Ordinance Sec. 25.16.03.d. the proposed residential land use is subject to the parking ratios 

presented in Table 3, dependent on the number of bedrooms of each size.  

The baseline parking minimum ratios listed in Table 3 are applicable for all residential developments in all locations within the 

City of Rockville, regardless of the proximity of the building to existing transit, bike and pedestrian infrastructure. Additionally, no 

code adjustment is provided between market rate and affordable dwelling units. The baseline parking requirement for the Project, 

prior to any allowable reductions, is 169 parking spaces per the City Code, based on current Project concept unit mix.   

Table 3: City of Rockville Base Parking Minimums for Residential Multi-Family Land Use 

Land Use Minimum Parking Requirement Number of Units Required Parking Spaces 

Residential Dwelling, Multiple 
unit 

1 space for 0 (zero) bedrooms 22 22 

1 space for 1 bedroom 81 81 

1.5 spaces for 2 or more bedrooms 44 66 

Total 147 units 169 spaces 

 

Flexible Parking Standards  

The Project is subject to equivalent development standards of the PD Zone. Consistent with City of Rockville Zoning Ordinance 

Sec. 25.16.03.h., the project may request flexible parking standards and reductions from the parking rates established in Sec. 

25.16.03.d. based on the following criteria: 

“h. Flexible parking standards. The Approving Authority may permit reductions in the number of parking spaces 

required, if certain standards and requirements are met as set forth below.  

1. Mayor and Council and Planning Commission reductions. The Mayor and Council, in the approval of a project 

plan, or the Planning Commission in the approval of a site plan within the MXTD, MXCD, MXE, MXNC and PD 

zones, have the authority to reduce the required number of parking spaces for uses in the building or buildings 

to be constructed provided that: 

º A major point of pedestrian access to such building or buildings is within seven-tenths of a mile (3,696 

feet) walking distance of a transit station entrance shown on the Washington Metropolitan Area Transit 

Authority Adopted Regional Rail Transit System; 

º There are three (3) or more bus routes in the immediate vicinity of the building or buildings; or 

º There is a major public parking facility available to the public within one thousand (1,000) feet of a 

building entrance; 

º Where the size of the lot is so small that meeting the parking requirement would prevent redevelopment; 

º Where there is a bikeway in close proximity to the site and the applicant demonstrates that the uses in the 

proposed development are conducive to bicycle use; or 

º For any other good cause shown.” 

The subject Project exhibits numerous characteristics, making it a prime candidate for significant relief from parking 

requirements. As shown below, the Project meets all sets of criteria justifying the application of the Flexible Parking Standards:  

• A major point of pedestrian access to the proposed building is approximately three-tenths of a mile (1,584 feet) from the 

Rockville Metrorail Station as shown in Figure 4. This is significantly closer than the maximum distance of 3,696 feet, 

and it should also be noted that a pedestrian bridge is located approximately 800 feet from the building which provides 

uninterrupted connectivity over Rockville Pike (MD 355) to the Rockville Metro Station and future northbound 355 BRT 

station.  
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• The Project is located in the immediate vicinity of one (1) Metrobus (Bus route T2) and three (3) Ride-On bus routes 

(301, 45, 55) as shown in Figure 4. In addition, the Rockville Metro and the Rockville MARC Station connects the site to 

the Greater Washington Metropolitan Area. The future Viers Mill and MD 355 Flash BRT services will upgrade the bus 

service along MD 355 with stations located proximate to the site at the East Middle Lane intersection. The site is well 

served by existing and prosed bus routes, Metro and MARC, all of which will support reduced auto ownership for 

residents living at the building.   

• There are in excess of 3,400 public/privately rentable parking spaces available in Parking Facilities within 1,000 feet of 

the site as shown in Figure 5. The City-owned public garages in Town Square are proximate with one within 350 feet 

east of Maryland Avenue, and the largest garage 750 feet east of Maryland Avenue, with both hourly and monthly 

parking permits available.  In addition, monthly and hourly spaces are available to rent in the confronting BLVD 44 

building, with the garage entrance within 300 feet along existing sidewalks east of the site. The parking facilities and 

available spaces are listed in Table 4 below. As noted below, several of these garages offer monthly parking options, 

thus allowing residents of the 41 Maryland Avenue site to live in the building and reliably and legally park a vehicle off-

site in a secure parking garage. Spaces are also available in the adjacent building for rent during the daytime on a 

monthly and hourly basis.   

o In addition, there are 2-hour on-street parking spaces along the block. 12 spaces are located along Maryland 

Avenue (8 southbound, 4 northbound spaces) and 18 spaces including one (1) space reserved for ADA along 

westbound Courthouse square.  There are 55 on-street parking spaces within approximately 500 feet of the site 

entrance including three (3) spaces reserved for ADA as shown in Figure 6. Two (2) additional ADA spaces are 

available curbside at the Monroe Place intersection with Monroe Street. Thus providing a total of at least five (5) 

publicly accessible ADA spaces within 1,000 sf of the site.  

o It should be noted that the structured publicly available parking was field verified on March 25, 2025. It was a 

typical weekday with public schools and government in session, and observations included that parking was 

generally available in all garages, with the overall parking occupancy appearing to be less than 50%. Significant 

parking was available during the daytime during normal business hours. With additional capacity becoming 

available in the evening, it is expected that significant capacity will be available for evening and overnight parking 

in these garages, where hours of operations allow.  

o The project is proposing to construct an ADA accessible space adjacent to the building along Maryland Avenue as 

well as a pick-up/drop-off zone to facilitate rideshare loading and unloading as well as short term deliveries.  
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Table 4: Parking Facilities near the Project 

Location Availability Parking Spaces 
Hours of 

Operation 
Approximate Distance 

from Site Entrance 

Park X BLVD 44 (44 Maryland 
Avenue) 

Monthly and 
Hourly Parking 

Standard 296 

24/7 ~300 feet ADA 11 

Total  307 

Colonial Rockville Town Square - 
Garage A 

Monthly and 
Hourly Parking 

Standard 610 

24/7 ~750 feet ADA 18 

Total  628 

Colonial Rockville Town Square - 
Garage B 

Monthly and 
Hourly Parking 

Standard 114 

24/7 ~300 feet ADA 5 

Total  119 

Colonial Rockville Town Square - 
Garage C 

Monthly and 
Hourly Parking 

Standard 129 

24/7 ~500 feet ADA 6 

Total  135 

Park X Ansel (33 Monroe Street) 
Monthly and 

Hourly Parking 

Standard 344 

24/7 ~550 feet ADA 9 

Total  353 

One Metro Square (51 Monroe Pl) 
Monthly and 

Hourly Parking 

Standard 349 

24/7 ~1000 feet ADA 5 

Total  354 

USP Victoria (24 Courthouse Square) 
Monthly and 

Hourly Parking 

Standard 65** 

Mon-Friday 
7AM-6PM 

~250 feet ADA  0 

Total  65 

USP 11 North Washington Street 
Monthly and 

Hourly Parking 

Standard 262 

Mon-Friday 
7AM-6PM 

~300 feet ADA 8 

Total  270 

Colonial Rockville Metro Plaza I & II 
(111 Rockville Pike) 

Monthly and 
Hourly Parking 

Standard 785 Mon-Friday 
6AM-7PM 
Saturday 
8AM-2PM 

~400 feet ADA 24 

Total  809 

Park X 255 Rockville Pike 
Monthly and 

Hourly Parking 

Standard 426 Mon-Fri 
7am-11pm 

Sat-Sun 
10am-11pm 

~900 feet ADA 13 

Total  439 

Total 3479 
  

Total ADA  99 

* Field verified and excludes residential spaces within secluded areas of garages and spaces reserved for specific tenants  

**Additional spaces are located within the area currently under construction, which could not be counted for this review.  
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• The proposed building dimensions are approximately 205’ by 82’ and is located at the northwest corner of Maryland 

Avenue and E Middle Lane intersection. The limited size of the site and building would make it infeasible to provide 

parking within the building footprint, much less additional ramping to multiple parking levels. This site is specifically 

called out in the new Rockville Town Center Master Plan update as a candidate for no on-site parking requirement due 

to the limited lot size. Providing any parking within the building on the first floor would eliminate amenities, units, on-site 

loading and other critical ground-floor uses and prohibitively affect development of the site due to cost.  

• Separated bike lanes exist along E Middle Lane along the site frontage and signed shared roadways exist along 

Maryland Avenue. These bike access points at the Site connect to a continuous system of City and County bike lanes, 

shared paths, and shared roadways with an extensive regional reach. The project will include a bike storage room for 

residents’ use conveniently located on the first floor of the building.      

• The Rockville Town Center Master Plan specifically focuses on the site area and encourages residential development 

of at least 100 units and recommends no on-site parking due to the site’s size, prime Town Center location, nearby 

structured parking options, and easy access to transit.  

With the Project meeting all criteria for application of the Flexible Parking Standards, the Applicant requests a full 

parking reduction under 25.16.03.h.3 that would allow for the site to be constructed without any required parking.    

Regional Municipal Parking Comparison  

For reference purposes, it is noted that Montgomery County has recently adopted, through ZTA 23-10, the elimination of parking 

requirements for residential developments located within a half-mile of a Metro or Purple Line Station and all residential 

developments within a quarter-mile of an existing or funded-for-construction BRT Station. The subject site would meet this criteria 

through proximity to the Rockville Metro Station. Further, once fully funded for construction, the site would also meet the BRT 

proximity criteria with the planned Viers Mill/355 BRT station at East Middle Lane, which is currently under design. 

Further, the District of Columbia allows for developments within similar “Downtown” zones (D Zone) to be constructed without 

providing any on-site parking. Several buildings have been approved within the District with no on-site parking provided due to 

lot size constraints and the infeasibility of constructing parking within the building, as is the case with the subject site. 
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Figure 4: Site Location 
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Figure 5: Parking Lots 
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Figure 6: Nearby On-street Parking 

Note: Curbside parking 
within the West End 
neighborhood is generally 
restricted to permit holders 
only, which residents of 41 
Maryland Avenue would not 
be eligible for. 
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