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Development Review Comments 

April 22, 2025 
PJT2025-00021 

1st Submission Review Comments 
255 Rockville Pike 

 
The following are Development Review comments from City of Rockville staff related to the project 
submission. 
 

Reviewing Staff: 
 
Community Planning & Development Services Department (CPDS)
Project Manager: 
Kimia Zolfagharian (KZ), Principal Planner 
kzolfagharian@rockvillemd.gov 
 
Comprehensive Planning Reviewers: 
Katie Gerbes (KG), Comprehensive 
Planning Manager 
kgerbes@rockvillemd.gov 
 
Andrew Reitelbach (AR), Principal Planner 
areitelbach@rockvillemd.gov 
 
Forestry Reviewers: 
Shaun Ryan (SR), Development Review 
Supervisor 
sryan@rockvillemd.gov 
 
Anthony Mazza (AM), Principal Planner 
amazza@rockvillemd.gov

Fire Reviewers: 
Charles Biggus (CB), Fire Code Plans 
Examiner 
cbiggus@rockvillemd.gov 
 
Shannon Patrick (SP), Fire Protection 
Engineer 
spatrick@rockvillemd.gov 
 
Building Reviewer: 
Chris Dempwolf (CD), Building Plans 
Examiner Supervisor 
cdempwolf@rockvillemd.gov 
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Department of Public Works (DPW)
Engineering Reviewers: 
Sean Murphy (SM), Principal Civil Engineer 
Smurphy@rockvillemd.gov 
 
Yi Kuo (YK), Senior Civil Engineer 
ykuo@rockvillemd.gov 
 
 

Traffic & Transportation Reviewers: 
Andrew Luetkemeier (AWL), Principal 
Transportation Engineer 
aluetkemeier@rockvillemd.gov 
 
Faramarz Mohktari (FM), Senior 
Transportation Planner 
fmohktari@rockvillemd.gov

Housing & Community Development Department (HCD)
Housing Reviewer: 
Punam Thukral (PT), Housing Specialist 
pthukral@rockvillemd.gov 

 
Recreation & Parks Department (RPD)
Parks Reviewer: 
Christine Henry (CH), Deputy Director 
chenry@rockvillemd.gov 
 

City Manager’s Office (CMO)
Publicly Accessible Art in Private Development (AIPD) Reviewer: 
Anne O’Dell (AO), Culture, Arts & History Program Manager 
aodell@rockvillemd.gov 
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CPDS Comments 
Development & Zoning (KZ) 
1. Provide a document that outlines conditions of the original PDP approval PDP94-0001 and 

subsequent amendments, and which are being revised for this application.  
2. Per the approval of PDP94-0001 “A parking requirement reduction of 30 percent from the total 

normal requirements of all nonresidential uses contained in the preliminary plan.” Was 
approved. This application also requests a waiver for the reduction of parking requirements. 
Clarify whether this waiver is requested in addition to the original reduction granted with the 
PDP. 

3. The parking requirements for the proposed Project Plan amendment must be evaluated based 
on the commercial use with the highest parking requirement.  

4. See site plan for additional comments.  
 
Comprehensive Planning (AR) 
1. This application is compliant with the City’s Comprehensive Plan. The application is located 

within Planning Area 1. The subject property is identified by the Comprehensive Plan as a 
Focus Area and is also directly adjacent to two identified Projects – Rockville Metro station re-
design (including the pedestrian bridge) and the re-design of Promenade Park. It also forwards 
the general policy recommendation for the planning area to “Increase the number of residents 
and housing density in Town Center, to provide additional housing options for residents across 
the full range of income levels and to provide additional demand for the commercial uses in 
this mixed-use environment.” - page 263. The application is also consistent with many of the 
broader objectives and goals within the housing element of the Comprehensive Plan. In 
addition, as the BRT system continues to move forward with MCDOT, it will be important to 
have discussions with the property owner on the design of the proposed station nearby.  

2. Per Section 25.14.01 of the Rockville Zoning Ordinance, any structure in Rockville proposed 
for demolition must undergo an Evaluation of Significance by the Historic District Commission 
prior to demolition. The Historic District Commission meets once per month, on the third 
Thursday of the month. Please contact history@rockvillemd.gov for any questions about the 
Evaluation of Significance process, or to receive/submit an application for review by the 
Historic District Commission.  

 
Forestry (SR) 
1. See site plan for comments. 
 
Fire (CB) 
1. See site plan for comments.  

 
 
Building (CD) 
1. No comments at this time.  
2.  
 

DPW Comments 
Engineering (SR) 
1. See site plan for comments.  
2. Pending amendment of the Project Plan application for commercial uses, please include a 

revised Water and Sewer Authorization Application with the resubmission. The WSA must list 
all potential uses for the commercial alternative, including detailed retail uses (e.g., restaurant, 
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grocery, etc.). W&S analysis and conditions of approval will be based on the most intensive 
uses as established by WSSC flow rates. 

 
Traffic & Transportation (AWL/FM) 
1. See site plan for comments. 
2. Because the applicant subsequently proposes an alternate commercial use in addition to the 

already proposed residential use, as part of the next submittal, the applicant shall submit a 
revised scoping intake form that documents both options for staff’s review.  Conditions of 
approval will be established based on a trip cap of the highest intensity use.  If the commercial 
use requires a comprehensive CTR with traffic analysis, as opposed to the on site report that 
is required with the residential use, the applicant will need to consider the additional review 
time and coordination with other transportation agencies in their timeline for approval of the 
project plan as well as any site plan.    

 

HCD Comments 
Housing (PT) 
1. In compliance with Rockville City Code Chapter 13.5, the applicant is required to provide 15% 

of the total units as moderately priced dwelling units (MPDU) for a period of 99 years.   
2. The applicant must identify the location of the MPDU units, which must be evenly distributed 

throughout the development in all the levels of the building so as not to concentrate all the 
MPDUs in one section of the building. 

3. The MPDU must be income tiered at 30%-120% of area median income        (AMI). The 
number of MPDUs at each income band is subject to negotiation with the Department of 
Housing and Community Development. The rent for the MPDUs will be fixed at the rate set 
by the city and updated on an annual basis.  

4. Prior to issuance of building permits, a program agreement for the MPDUs must be approved 
by the Mayor and Council and the City Attorney. We have a checklist that the applicant will fill 
out with all the information needed to draft MPDU agreements. The checklist and other 
relevant documents will be officially submitted to the City Attorney’s Office by MPDU program 
specialist and the City Attorney’s Office will begin drafting the agreements after the applicant 
receives site plan approval from the Planning Commission. 

 

RPD Comments 
Parks (CH) 
1. Continue coordination of the pedestrian bridge, Truck Street, and Promenade Park during the 

Project Plan review phase to develop new or revised agreements for private utility 
responsibilities.  

2. Improvements for Promenade Park are currently included in our Long-Range CIP. We 
appreciate the developers’ interest and are open to exploring options to improve the park 
sooner. Our ask of the developer is to work with the city (Rec & Parks, Public Works, Arts & 
Culture, and Community Planning and Development) on a collaborative process to develop 
park design concepts for Promenade Park. The city would maintain responsibility for engaging 
and confirming community feedback on park concepts. We also request the developer fund 
final park design. If agreeable, we are open to discussing options for project timing, funding, 
and construction responsibilities for park improvements. 

 

CMO Comments 
PAAIPD (AO) 
1. The Publicly Accessible Art in Private Development Ordinance applies. The Publicly 

Accessible Art in Private Development application, implementation manual, and information 
about the ordinance can be found here: https://www.rockvillemd.gov/2081/Publicly-
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Accessible-Art There are multiple options for how the expenditure may be applied. Please 
contact Anne O’Dell for more information and to discuss options and what the most logical 
course would be considering the developer’s vision. 

 
Note: At the time of the next submittal, the applicant will need to provide a point- by-point 
response letter noting how the staff review comments have been addressed. Comments 
provided in letter format can be addressed via letter format. Comments provided in the 
plans should be addressed via plan markups rather than letter format. See attached 
example. 
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SITE DATA

SUBJECT PROPERTIES: PARCEL 2-F
ROCKVILLE TOWN CENTER
PLAT 19531

PROPERTY ADDRESSES: 255 ROCKVILLE PIKE

TAX ID NUMBERS: 04-03084266

PROPERTY OWNER: 255 ROCKVILLE PIKE LLC
4341 MONTGOMERY AVENUE
BETHESDA, MD 20814

EXISTING / PROPOSED SITE AREA: 109,107 SF (2.50 AC)

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

EXISTING USES: OFFICE (145,000 SF)

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

GENERAL NOTES

1. THE EXISTING CONDITIONS AND PROPERTY BOUNDARY SHOWN FOR PARCEL 2-F ARE TAKEN FROM TOPOGRAPHIC & BOUNDARY
SURVEYS PREPARED BY MHG, LAST UPDATED IN OCTOBER OF 2024.

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 APPROVED UNDER
2025-14-NRI.

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 217 FT 3 PHASE 1: 85 FT
25.13.05 (b) PHASE 2: 217 FT 4

MINIMUM OPEN AREA 15% (16,366 SF) PHASE 1: 38% (41,485 SF)
25.13.05 (b) PHASE 2: 35% (38,118 SF

MINIMUM PUBLIC USE SPACE 10% (10,911 SF) PHASE 1: 13% (14,415 SF) 
25.13.05 (b) PHASE 2: 13% (14,415 SF)

MINIMUM LOT WIDTH AT FRONT LOT LINE: 10 FT 395 FT (HUNGERFORD DR)
25.13.05 (b)

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

MINIMUM SIDE YARD SETBACK: N/A 2 N/A 2
25.13.05 (b)

MINIMUM REAR YARD SETBACK: N/A 2 N/A 2
25.13.05 (b)

MINIMUM AUTO SPACES: PHASE 1: 327 SPACES PHASE 1: 436 SPACES
25.16.03 PHASE 2: 630 SPACES PHASE 2: 416 SPACES 5

MINIMUM BICYCLE SPACES - SHORT TERM: PHASE 1: 6 SPACES PHASE 1: 12 SPACES
26.16.03 PHASE 2: 11 SPACES PHASE 2: 12 SPACES

MINIMUM BICYCLE SPACES - LONG TERM: PHASE 1: 95 SPACES PHASE 1: 102 SPACES
26.16.03 PHASE 2: 184 SPACES PHASE 2: 184 SPACES

FOOTNOTES
1. DESIGNATED EQUIVALENT ZONE FOR PD-RCI IS THE MXTD ZONE.
2. THE PROPERTY HAS PUBLIC STREET FRONTAGES ON ALL SIDES, THEREFORE IT HAS NO SIDE OR REAR

YARDS.
3. BUILDING HEIGHT OF UP TO 217 FEET WAS APPROVED BY PRELIMINARY DEVELOPMENT PLAN PDP94-0001.
4. THE PERMITTED BUILDING HEIGHT FOR PHASE 2 IS THE APPLICABLE MAXIMUM ALLOWED BY THE ZONING

ORDINANCE IN EFFECT AT THE TIME THE PHASE 2 SITE PLAN APPLICATION IS FILED, SUBJECT TO
SATISFACTION OF ANY PROVISIONS FOR ADDITIONAL HEIGHT.  THEREFORE, A PROJECT PLAN AMENDMENT
IS NOT REQUIRED TO ACHIEVE ANY MAXIMUM BUILDING HEIGHT RECOMMENDED IN THE UPDATED TOWN
CENTER MASTER PLAN AND/OR PERMITTED BY FUTURE AMENDMENTS TO THE ZONING ORDINANCE AND
ZONING MAP AS MAY BE ADOPTED BY THE MAYOR AND COUNCIL PRIOR TO THE FILING OF THE PHASE 2
SITE PLAN APPLICATION.

5. CONCURRENT WITH THIS APPLICATION, THE APPLICANT IS SUBMITTING A WAIVER REQUEST TO PURSUE
FLEXIBLE PARKING STANDARDS FOR THE PHASE 2 EXPANSION, PURSUANT TO SECTION 25.16.03.h.1 OF THE
ZONING ORDINANCE.

PHASE 1 VEHICLE PARKING CALCULATIONS (MIN REQUIRED)
USE DENSITY METRIC REQUIREMENT
RESIDENTIAL DWELLING, MULTIPLE UNIT (STUDIO) 0 UNITS 1.0/UNIT 0.0
RESIDENTIAL DWELLING, MULTIPLE UNIT (1BR) 202 UNITS 1.0/UNIT 202.0
RESIDENTIAL DWELLING, MULTIPLE UNIT (>2BR) 83 UNITS 1.5/UNIT 124.5
TOTAL (ROUNDED) 327 SPACES
PHASE 1 BICYCLE PARKING CALCULATIONS - SHORT TERM (MIN)
USE DENSITY METRIC REQUIREMENT
RESIDENTIAL DWELLING, MULTIPLE UNIT 285 UNITS 1.0/50 UNIT 5.7
TOTAL (ROUNDED) 6 SPACES
PHASE 1 BICYCLE PARKING CALCULATIONS - LONG TERM (MIN)
USE DENSITY METRIC REQUIREMENT
RESIDENTIAL DWELLING, MULTIPLE UNIT 285 UNITS 1.0/3 UNIT 94.3
TOTAL (ROUNDED) 95 SPACES

30
1 inch = 30 ft.

30150

GRAPHIC SCALE
( IN FEET )

60

PHASE 2 VEHICLE PARKING CALCULATIONS (MIN REQUIRED)
USE DENSITY METRIC REQUIREMENT
RESIDENTIAL DWELLING, MULTIPLE UNIT (STUDIO) 0 UNITS 1.0/UNIT 0.0
RESIDENTIAL DWELLING, MULTIPLE UNIT (1BR) 390 UNITS 1.0/UNIT 390.0
RESIDENTIAL DWELLING, MULTIPLE UNIT (>2BR) 160 UNITS 1.5/UNIT 240.0
TOTAL (ROUNDED) 630 SPACES
PHASE 1 BICYCLE PARKING CALCULATIONS - SHORT TERM (MIN)
USE DENSITY METRIC REQUIREMENT
RESIDENTIAL DWELLING, MULTIPLE UNIT 550 UNITS 1.0/50 UNIT 11.0
TOTAL (ROUNDED) 11 SPACES
PHASE 1 BICYCLE PARKING CALCULATIONS - LONG TERM (MIN)
USE DENSITY METRIC REQUIREMENT
RESIDENTIAL DWELLING, MULTIPLE UNIT 550 UNITS 1.0/3 UNIT 183.3
TOTAL (ROUNDED) 184 SPACES
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kzolfagharian
New Comment - Cloud w/ Callout

kzolfagharian
Cloud w/ Callout
Update per new request.

smurphy
New Comment - Callout
The city continues to support the proposal to eliminate the right turn and widen the sidewalk as shown provided that the applicant has submitted the analysis that SHA requested to support the change.  The state has requested an analysis for the removal of the right turn and any proposed signal modifications, as shared with applicant's consultant on 3/21/25.

Upon review of the analysis, if SHA denies the request, a modified plan will need to be done and the encroachments of the building will need to be removed from the city and SHA rights of way.  

smurphy
New Comment - Callout
For Monroe frontage, the city is planning a cycle track on the west side of the road that will eliminate the parking lane.  In order to accommodate this planned bike facility, the city prepared a marked up road section as shown on sheet 5 of this plan set on the Monroe road section.  With this marked up section, 3 feet is available for encroachments of steps and stoops.  However, if more room is requested, the applicant can explore aligning these steps and stoops with the paved buffer areas where there are no trees and a minimum 8 foot walkable area is provided.  Otherwise, the encroachments should be removed from the proposed right of way and existing sidewalk easement.  

kzolfagharian
New Comment - Cloud w/ Callout

kzolfagharian
Cloud w/ Callout
The new PJT change is use request includes residential AND broader commercial uses. Revise to reflect the change in request, including any parking reduction requests.

kzolfagharian
New Comment - Callout
Provide additional information on how this Waiver request takes into consideration the Parking reduction that was granted in the original PDP for the site. 

kzolfagharian
New Comment - Cloud w/ Callout

kzolfagharian
Cloud w/ Callout
This is only for the proposed residential use for the subject property. This information can be provided in the site plan, and should be removed here. 

kzolfagharian
New Comment - Callout
The building height permitted is per the original approved PDP, not the Zoning Ordinance. Make a note referencing the PDP.

kzolfagharian
New Comment - Callout
The project plan shows the estimated footprint of the proposed residential building; however additional changes of use are being proposed with this Project Plan amendment. The revision of the Project Plan sheet is recommended to show a more broad proposal for the building, and specifics can be shown on the Site Plan set. 

kzolfagharian
New Comment - Callout
Provide area for future BRT stormwater management needs, including a minimum 1,800 sf behind the ultimate sidewalk, as was shown on “255 Rockville Pike: Potential Frontage Improvements” by Gorove Slade dated March 25. The applicant shall grant a SWM Easement for the area, pending further coordination with Montgomery County, and review and approval of the SWM concept and final design.
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snead
New Comment - Text Box
-Provide fire flow requirements per NFPA 1, 18.4.

-2 existing FDCs shown, are these to remain? If so, please explain reasoning for 2 located in such close proximity?

-The fire marshals office does not support backing of FD apparatus onto Hungerford Drive. Since this is a change of use, it is reasonable to expect changes to be made to existing curb cuts to allow for full FD apparatus circulation without backing onto a highway.


snead
Question - Text Box
-Note, Monroe Street is part an existing fire access route for adjacent buildings, modifications to the street width/sidewalk access must be closely monitored so as not to impact previously approved access routes.
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Length Measurement
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Length Measurement
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jlapping
New Comment - Callout
Code is one-half of the existing Right -of-Way width or 30 feet whichever is less
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Length Measurement
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New Comment - Callout
Update per comments
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WASHINGTON, DC 20001
t: 301.588.4800  f: 301.650.2255
www.tortigallas.com

DRAWING NO.

TORTI

GALLAS +

PARTNERS

OWNER:
255 ROCKVILLE PIKE LLC
500 N. Washington Suite #4408
Rockville, MD 20850

DATE:
03/05/2025

EXISTING CONDITION
PHOTOS

255 Rockville Pike

P
R

O
J

E
C

T
 P

L
A

N
 S

E
T

 -
M

A
R

C
H

 5
, 2

0
2

5

A-1.01Community Planning & Development Services
Received

March 11, 2025



1923 VERMONT AVE NW, 2nd Floor
WASHINGTON, DC 20001
t: 301.588.4800  f: 301.650.2255
www.tortigallas.com

DRAWING NO.

TORTI

GALLAS +

PARTNERS

OWNER:
255 ROCKVILLE PIKE LLC
500 N. Washington Suite #4408
Rockville, MD 20850

DATE:
03/05/2025

ADAPTIVE RE-USE
STRATEGY

255 Rockville Pike

P
R

O
J

E
C

T
 P

L
A

N
 S

E
T

 -
M

A
R

C
H

 5
, 2

0
2

5

A-1.02Community Planning & Development Services
Received

March 11, 2025



1923 VERMONT AVE NW, 2nd Floor
WASHINGTON, DC 20001
t: 301.588.4800  f: 301.650.2255
www.tortigallas.com

DRAWING NO.

TORTI

GALLAS +

PARTNERS

OWNER:
255 ROCKVILLE PIKE LLC
500 N. Washington Suite #4408
Rockville, MD 20850

DATE:
03/05/2025

PHASE 1 - 3D VIEWS

255 Rockville Pike

P
R

O
J

E
C

T
 P

L
A

N
 S

E
T

 -
M

A
R

C
H

 5
, 2

0
2

5

A-2.01Community Planning & Development Services
Received

March 11, 2025



1923 VERMONT AVE NW, 2nd Floor
WASHINGTON, DC 20001
t: 301.588.4800  f: 301.650.2255
www.tortigallas.com

DRAWING NO.

TORTI

GALLAS +

PARTNERS

OWNER:
255 ROCKVILLE PIKE LLC
500 N. Washington Suite #4408
Rockville, MD 20850

DATE:
03/05/2025

PHASE 2 - 3D VIEWS

255 Rockville Pike

P
R

O
J

E
C

T
 P

L
A

N
 S

E
T

 -
M

A
R

C
H

 5
, 2

0
2

5

A-2.02Community Planning & Development Services
Received

March 11, 2025



CO PYRIG HT 1999  -  FIREHOUSE DESIG NS

CO PYRIG HT 2000  -  FIREHOUSE DESIG NS
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NORTH - SOUTH SECTION A

1" = 30'-0"
1

WEST EAST SECTION A

1" = 30'-0"
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EXISTING METRO BRIDGE

PHASE 1

300 UNITS

85' HEIGHT MAXIMUM

PROPERTY LINE

PEDESTRIAN ACCESS EASEMENT

PHASE 2 TOWER

FUTURE PHASE 2 TOWER

NET INCREASE OF 250 UNITS
TOTAL 550 UNITS
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NOTES:

1. IMPROVEMENTS SHOWN ARE ILLUSTRATIVE ONLY. BUILDING FINAL DESIGN TO BE APPROVED DURING APPLICATION REVIEW PROCESS.

2. THE PERMITTED BUILDING HEIGHT FOR PHASE 2 IS THE APPLICABLE MAXIMUM ALLOWED BY THE ZONING ORDINANCE IN EFFECT AT THE TIME THE PHASE 2 SITE

PLAN APPLICATION IS FILED, SUBJECT TO SATISFACTION OF ANY PROVISIONS FOR ADDITIONAL HEIGHT. THEREFORE, A PROJECT PLAN AMENDMENT IS NOT 

REQUIRED TO ACHIEVE ANY MAXIMUM BUILDING HEIGHT RECOMMENDED IN THE UPDATED TOWN CENTER MASTER PLAN AND/OR PERMITTED BY FUTURE 
AMENDMENTS TO THE ZONING ORDINANCE AND ZONING MAP AS MAY BE ADOPTED BY THE MAYOR AND COUNCIL PRIOR TO THE FILING OF THE PHASE 2 SITE 

PLAN APPLICATION.

3. THE NUMBER OF PARKING SPACES PROVIDED IN THE PHASE 2 SITE PLAN WILL MEET THE REQUIREMENTS OF THE ZONING ORDINANCE IN EFFECT AT THE TIME

THE PHASE 2 SITE PLAN APPLICATION IS FILED, WHICH MAY INCLUDE PERMITTED REDUCTIONS TO ANY REQUIRED MINIMUM NUMBER OF PARKING SPACES.
Community Planning & Development Services
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March 11, 2025

jlapping
New Comment - Callout
balconies need to be captured in SWM Concept as new impervious (typ)

jlapping
New Comment - Callout
balconies cannot cross property lines


