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The Development Plan Amendment (DPA) will foster the creation of a mixed-use community along the west side of 
I-270 to implement the recommendations in the Clarksburg Master Plan & Hyattsville Special Study.  The DPA 
establishes a “comprehensively planned and designed employment center” including a variety of employment 
opportunities, additional retail, hotel, entertainment uses, public uses, and a variety of housing types.   
 The Montgomery County Council approved the original Development Plan G-806 to reclassify 283.5 acres of land 

from the RE-1/TDR-2, RMX-1/TDR and 1-3 Zones to the MXPD Zone pursuant to Section 59-D-1.11.  

 Development Plan Amendment 13-02, proposes to amend the mix of uses proposed in the original application 

for the portion of the Cabin Branch Community in the MXPD Zone.  

 The Amendment substantially complies with the recommendations for land use and density in the Master Plan.  

 The DPA meets all the applicable standards and requirements of the MXPD Zone.   

 The access points and vehicular circulation system on the DPA are adequate, safe and efficient.  

 In addition to the review of Development Plan Amendment 13-02, the more detailed land use, design and 
transportation elements are to be addressed at the time of the review of a preliminary plan and site plan. 

 A large number of area residents have sent letters in support of the DPA. 
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I. RECOMMENDATION 

Staff recommends APPROVAL of Development Plan Amendment 13-02 for the following reasons: 
 

A. The Development Plan Amendment (DPA) is substantially consistent with the Clarksburg Master Plan & 

Hyattstown Special Study Area including the land use, zoning and transportation recommendations. 

 

B. The Development plan Amendment is consistent with the purposes of the MXPD Zone. 

 
C. The Development Plan Amendment conforms to the development standards of the MXPD zone. 

 
D. The DPA is appropriate for the location and proposes a development that will be compatible with 

existing and future land uses in the surrounding area.  
 

II. INTRODUCTION 
 

In 2003, the Montgomery Council approved G-806 and an associated Development Plan by 
Resolution No. 15-326 for a large multi-phased, mixed-use community.  The Development Plan 
includes a triangular area bounded by Clarksburg Road (MD-121) to the west, I-270 to the east, and 
Old West Baltimore Road to the south.  The Subject Site was assembled to create a comprehensive, 
mix-use community.  
 
The approved Development Plan G-806 with a total of 535 acres confirmed the existing RMX-1/TDR 
Zone on a portion of the site, and it reclassified 283.5 acres from the RE-1/TDR-2, the RMX-1/TDR 
and the I-3 Zones to the MXPD Zone.  This Development Plan also specified the general mix of land 
uses each in each area as follows: 
 RMX-1/TDR Zone Area - Residential and public uses 
 MXPD Zone (283.5 acres) - Mixed-use area with office, retail, residential, and public uses 
 
The Development Plan Amendment (DPA) proposes to retain the approvals in the portion of the 
site in the RMX-1/TDR Zone, and it proposes to revise the mix of retail and office uses in the MXPD 
area without increasing the total density.  The proposed DPA would modify the original 
Development Plan for the area along I-270 (where a hospital and medical offices were previously 
contemplated but not approved).  State approval of a hospital in Germantown made any plan for 
construction of a hospital unattainable. 
 

Approved Development Plan 
The approved Development Plan G-806 included 2,420,000 square feet of non-residential 
development (e.g. retail and office uses), 1,886 dwelling units, 500 senior housing units, and 75,000 
square feet of public uses.  Since the approval of the original Development Plan in 2003, a 
preliminary and infrastructure site plan for the entire area, a site plan for a hotel and highway 
oriented retail uses, and five residential site plans have been approved.  A Final Water Quality Plan 
and a Final Forest Conservation Plan have also been approved.  The approved site plans cover the 
entire RMX-1/TDR portion and a part of the MXPD portion of the site.  Within the MXPD zoned 
portion of the site, approximately 656 residential units, 8,600 square feet of retail, and 87,500 
square feet of commercial and hotel use have been approved.  
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The original Development Plan in 2003 included 120,000 square feet of neighborhood retail.  It did 
not specify the amount of retail in the remaining employment area, and it did not specify in 
addition to office uses other employment uses such as research and technology, hospital, light 
industrial, entertainment, or hotel uses for the remainder of the MXPD area. The vision of the 
Master Plan is to establish a highly desirable employment area in Clarksburg as part of the I-270 
Technology Corridor without limiting specific employment uses or the nature of uses in addition to 
office use in the employment area.  
 
The Development Plan included nine binding elements related to TDRs, MPDUs, trip reduction 
measures, total number of units, and non-residential square footage (see Appendix).  The zoning 
case left final design considerations, including building locations and configurations, to be 
determined during the site plan review stage.  
 
Proposed Development Plan Amendment 
The proposed Development Plan provides for approximately 50,000-120,000 square feet of 
neighborhood retail included within a total of 484,000 square feet of retail. The proposed 484,000 
square feet retail is within the approved total of 2,420,000 square feet of non-residential uses and 
within the 20 percent of the total commercial uses allowed in the MXPD Zone.   The DPA also 
expands the employment land uses to include research and technology, light industrial, medical 
facilities, hotel, and entertainment uses.  Additional public uses including daycare, places of 
worship and community buildings are also proposed. The proposed Development Plan Amendment 
will be consistent with the overall use and density in the Clarksburg Master Plan and conforms to 
the standards in the MXPD Zone as follows:  

 

 Provides neighborhood retail and high quality specialty retail as both a destination for the 

Clarksburg community and the surrounding area as well as a catalyst for the development of 

the employment area in the Clarksburg portion of the I-270 Technology Corridor. 

 

 Establishes a set of land uses appropriate for a “world class,” comprehensively planned and 
designed employment area to serve the needs of Montgomery County in the 21st century. 

 
 Applies the most recent environmentally sensitive design (ESD) tools to preserve the tributaries 

of the Little Seneca Creek. 
 

 Incorporates sustainable neighborhood planning practices into the Cabin Branch DPA including 
attention to placemaking, connectivity, compatibility and energy conservation, and the natural 
environment.  These features become key elements of sustainable neighborhoods that can 
serve as a catalyst to attract employers. 
 

 Expands the range of public uses to include daycare, places of worship and community 
buildings in addition to the elementary school, park and community center already approved. 

 
 Confirms the approved inclusion of a variety of dwelling units for all ages and incomes in the 

Cabin Branch Community.      
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Cabin Branch Community and Subject Property 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

III. CURRENT APPLICATION:  DPA-13-02 CABIN BRANCH 
 

A. The Subject Property 
The overall Cabin Branch development consists of 535 acres of existing farmland and forested 
stream buffers. The site is within the Clarksburg Special Protection Area and the Little Seneca 
Creek watershed.  Two major stream buffers exist on the site: one parallels the eastern 
boundary of the site along I-270, the other extends from north to south within the western 
portion of the site south of Clarksburg Road to West Old Baltimore Road. Until recently, most of 
the site has been in active farm fields, forested buffers and hedgerows to accommodate 
stormwater runoff and best management practices for cultivation. The farming activity has 
been prevalent along Clarksburg Road and visible from I-270 and West Old Baltimore Road. 
Clearing activities are underway in some areas of the western portion of the property in 
preparation for developments that already obtained Site Plan approvals. Much of the forest is 
encompassed within the two stream valley buffers on the site. A number of structures, 
including the historic Magee House and farm buildings, are located on the property. 
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B. Planning and Zoning History 
The Subject Property was classified under the RR Zone the Rural Residential in 1958, and with 
the Countywide Comprehensive zoning to the R-200 Zone in 1973.  The area was rezoned to the 
RE-1/TDR-2, RMX-1/TDR, and I-3 Zones by Sectional Map Amendment G-710 in 1994. In 2003, 
283.5 acres of the 535-acre property was rezoned from the RE-1/TDR, RMX-1/TDR, and I-3 
Zones to the MXPD Zone by Local Map Amendment G-806.  The remainder of the property is in 
the RMX-1/TDR zone.  
 

C. Surrounding Area 
In a floating zone application, the surrounding area is identified to evaluate compatibility 
properly. The “surrounding area” is defined less rigidly in connection with a floating zone 
application than in a Euclidean zone application. In general, the definition of the surrounding 
area takes into account those areas that would be most affected by the proposed development. 
 
As established in the 2003 rezoning to the MXPD Zone (G-806), the surrounding area for this 
application can be described as an area bounded by I-270 on the east, an undeveloped 1-3 
zoned parcel adjacent to the Clarksburg Detention Center on the north, Ten Mile Creek on the 
west, and Black Hill Regional Park and the Linthicum West Property to the South. The properties 
along West Old Baltimore Road (south) include one-family detached homes and the entrance to 
Black Hill Regional Park via near I-270. One-family detached homes and farms also front on 
Clarksburg Road. To the east of I-270 are located the Gateway 270 Business Center, Comsat, 
Little Bennett Regional Park and the Clarksburg Town Center. Clarksburg Road and West Old 
Baltimore Road connect with MD 355 east of I-270. Ten Mile Creek, a class IV stream to the 
west, flows into Little Seneca Lake, surrounded by Black Hill Regional Park. 
 
Vicinity Map 
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IV. PROPOSED DEVELOPMENT 

A. Project Description 

The Applicants, Adventist Healthcare, Inc. and Cabin Branch Commons, Inc. request to amend 
the Development Plan approved by the Council in G-806 on September 9, 2003.  The 
Development Plan Amendment, proposes to retain the total non-residential development of 
2,420,000 square feet not including public uses, and the total residential development of 1,139 
dwelling units.  The DPA proposes to increase the amount of retail space from 120,000 square 
feet to 484,000 square feet and to decrease the amount of other non-residential land uses area.  
 
All of the non-residential developments are located within the MXPD zoned portion of the site 
along I-270 that consists of approximately 283.5 acres. This area also contains residential 
development along its western edges. The Amendments proposed in the current DPA affects 
the development mixes approved for only the MXPD portion of the site.  The portion of the site 
in the RMX-1/TDR Zone (Area E) is not included in the DPA, but it is part of the Development 
Plan. All developments in RMX-1/TDR portions of the site have gone through review of various 
site plans for residential development and obtained approvals (see the Appendix). The RMX-
1/TDR portion of the site is residential in character, and it includes an elementary school, 
recreation areas, and an historic house. 

 
The majority of the property in the MXPD Zone is within the Clarksburg Special Protection Area.  
The 2003 Development Plan was approved with a broad mix of offices, residential units, and a 
neighborhood retail core.  
 
The Applicants propose to modify the approved Development Plan by concentrating the 
neighborhood retail core in the central area of the site near the middle portion of the 
residential area.  In addition, the DPA provides specialty retail space and decreases the amount 
of office space while remaining within the approved overall density of development. The 
proposed specialty retail is located adjacent near the intersection of MD 121 and I-270. Minor 
refinements are also proposed to expand the opportunities for a range of employment uses, 
additional public uses, senior housing, and public amenity space.  The DPA also includes 
sustainable design principles to reduce the impact of development on the environment.   
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B. Development Plan Concept 
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TABLE: MXPD YIELD SUMMARY DETAIL 

 
Notes: *Employment includes office, research and development, entertainment, light industrial and hotel  

 **Includes 50,000 - 120,000 square feet of neighborhood retail 
               ***Provides daycare, places of worship, community building 

 
The DPA proposes a mixed-use employment area comprised of 450,000 Square foot of retail, 
including 50,000 to 120,000 of local retail. The area will also include a hotel and other neighborhood 
serving retail uses. The Applicants long-term plan proposes that as build-out occurs, approximately 
66,000 square feet of entertainment uses will be added (Area A). In addition, a range of office space 
and other employment uses will be allocated in-signature buildings with approximately 25,000 
square feet of foot prints and smaller townhouse type offices. The DPA also provides for a variety of 
residential units with in the neighborhood will be added to the housing units that already have site 
plan approvals within the MXPD area. An outdoor, public amphitheater will be provided adjacent to 
the forest conservation area. 
  
Several adjustments (Last revised date 7/2/2013) have been made to the Development Plan 
Amendment since its original submission to address design, site layout, and Master Plan issues.  The 
Applicants also submitted the approved Development Plan, Green Area Exhibit for the MXPD zoned 
area, Trail and Land Plan Exhibits and a power point presentation that was also part of the 
Applicants’ presentations during meetings with staff. 
 
C. Location and Design Specification 
 
The proposed specialty retail is located to create a sense of place that gives identity and vitality to 
the Cabin Branch Community.  It will serve as a catalyst for employment based development and 
foster confidence in the development of future high quality projects in the area. In the justification 
statement, the Applicant explained the proposed design concept for the project and its particular 
sensitivity to the natural features of the land. The specialty retail use although regional in how it may 
be perceived, it is located and designed to also function as local serving retail, with its well-conceived 
streets, sidewalks, trails, and other connections to the entire Cabin Branch Community.  

MXPD Yield Summary MXPD Yield Summary 

Cabin Branch-G-806- APPROVED Cabin Branch DPA-13-02 -PROPOSED 

Residential Residential 

Detached Not to exceed  100 units Detached Not to exceed 0-100 units 

Attached Not to exceed  600  Attached Not to exceed 0-600 

Multi Family Not to exceed  439 Multi Family Not to exceed 0-439 

Total Not to exceed 1,139 Total Not to exceed 0-1,139 

Employment Employment  

Office Not to exceed 2,300,000 Office* Not to exceed 1,936,000 

Retail Not to exceed   120,000 Retail** Not to exceed    484,000 

Total  2,420,000 Total Not to exceed 2,420,000 

Other Other  

Public Use Not to exceed 75,000 Public Use*** Not to exceed 75,000 

Senior Not to exceed 500 Senior Not to exceed 500 
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Concept Plan Organization 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                Northern Area 
Retail Development 
In the northern area of the site, a specialty retail center of approximately 450,000 square feet is 
located along MD 121 (Area A and B) near the intersection with I-270. This center is comprised of 
approximately 450,000 square feet of specialty retail.  Instead of spreading the neighborhood retail 
along the internal roads, the DPA proposes to concentrate neighborhood retail of approximately 
50,000 to 120,000 square feet in the southern area (Area C) adjacent to the community center and 
public green near the middle portion of the residential development in Cabin Branch Community.  The 
neighborhood retail will be connect and serve the residential portions of the Cabin Branch Community.  
The specialty retail will serve Clarksburg and the surrounding areas as a catalyst for future employment 
uses. 
 
Office, Research and Technology, Light Industrial, Medical and Other Employment Uses 
The proposed DPA located the office and other employment uses throughout the MXPD area.  In the 
northern area, the office and specialty retail uses are served by structured parking as well as surface 
parking screened from MD 121.  The highest buildings area located along I-270 and away from the 
residential areas.  High-rise and low-rise buildings with a variety of footprints are located in the MXPD 
area.   The DPA expands the employment uses beyond the singular designation of office.      
 
Housing 
The DPA confirms the location and amount of housing in the approved Development Plan and Site 
Plan.  Attached, detached and multi-family residential homes will be located within this neighborhood, 
closer to Cabin Branch Avenue.  Over 650 residential units already have site plan approvals in this area.   
Senior adult housing will be located in Area B or C.   
 
Public Uses 
The public uses will also be located throughout the MXPD area. The specific locations for the daycare, 
places of worship and community buildings will be determined during the site plan review process.  

 

B 

A 
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                          Southern Area 
Public Gathering Spaces  
An outdoor public amphitheater will be located adjacent to the forest conservation area and near the 
I-270 (Area A).  A central square will be located in the northern area to serve as a neighborhood 
gathering space easily accessible by area residents. The natural conservation area will serve as a 
central amenity and organizing feature for the development.  A variety of recreation and gathering 
spaces will be located adjacent to the conservation area and throughout the MXPD area.  The specially 
retail area will be a pedestrian oriented place with two pedestrian streets and three squares.    
 
Transportation  
The Community will be connected to the surrounding residential neighborhoods with sidewalks and 
trails to enhance the employment area as a desirable destination for the residents. Bus access to the 
future transitway and to the MARC Rail Station will be located along the internal streets.  Bikeways are 

located to connect all portions of the site and the adjacent Black Hill Regional Park.  The layout of the 
streets and blocks will provide connections throughout the MXPD area and to the adjacent 
residential areas.   In accordance with the Vision in the Master Plan, the area will be designed 
as a transit and pedestrian oriented community with a broad range of connections.  The 
accessibility and visibility to the I-270 Technology Corridor and the rural areas of Montgomery 
County are key components of this neighborhood’s identity.   

 
Jobs to Housing Ratio 
The MXPD provides the potential for over 6,500 jobs to be located in the MXPD area.  This number 
approximately matches (within 1.6 percent) the potential jobs included in the approved Development 
Plan.  The total jobs-to-housing ratio is nearly 2 to 1 in the Cabin Branch Community as proposed in the 
Master Plan for the Clarksburg area.   

 

C 

D 
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D. Sustainable Neighborhood Characteristics of the DPA  
 
  

Employment and 
Placemaking 

 
Linkage/Pedestrian 
Orientation 

 
Compatibility and Energy 
Conservation 

 
Environmental  
Protection 

 

Sustainable neighborhood characteristics have been incorporated into the 
Cabin Branch DPA.   These characteristics have been included in the DPA to 
augment and enhance the recommendations in the Clarksburg Master Plan.  
These features have become key elements of sustainable neighborhoods that 
serve as a catalyst to attract employers.  The following paragraphs summarize 
each characteristic.  
  
 Employment and Placemaking - Mixed-use including variety of land use in 

addition to traditional office space in the employment land uses category 
including 20 percent retail space, office, R&D, entertainment, industrial 
uses, places of worship, daycare and community buildings public uses, and a 
variety of housing types.  In addition, public gathering spaces for the 
community have been incorporated to create desirable destinations are 
also included.  The placemaking features are critical planning and design 
features found in employment centers in the I-270 Corridor.  

 
 Linkage/Pedestrian Orientation - An extensive transportation system has 

been provided to link the entire Clarksburg community.  The approved 
Preliminary Plan provides for to the dedication of ROW and phasing of the 
construction of roads with development.  The project provides for bus links 
to the Clarksburg transitway and the MARC Station in Boyds.  An extensive 
bike system provides links within the entire Cabin Branch community and 
the Black Hill Regional Park to the south. 

 
 Compatibility and Energy Conservation - The streets, open spaces, and 

buildings are oriented to maximize sun access to buildings to maximize 
opportunities for day lighting of interior spaces and to reduce energy 
consumption.  During the review of the site plan, the Applicant will 
incorporate additional sustainable neighborhood and green building 
technologies.  The tallest buildings will be located along I-270 and away 
from the low-density residential areas fro compatibility.  Specialty retail 
areas will have immediate access to I-270 from MD 121 to reduce the traffic 
impact on the residential areas. 
 

 Environmental Protection - The DPA has a large area (175 feet along both 
sides) of forest buffer for the tributaries of Little Seneca Creek.  With the 
adjacent recreation areas and public spaces, this stream buffer will become 
a central organizing feature and amenity in a manner similar to the Boston 
Fens by Frederick Law Olmstead.  The community will also have an 
extensive tree canopy, enhanced forest conservation, habitat protection, 
reduced imperviousness, and ESD (environmentally sensitive design) 
practices.    
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V. ANALYSIS AND FINDINGS   
 
A. Master Plan Consistency 

 
The Clarksburg Master Plan will “guide the growth of Clarksburg from a rural settlement to a 
transit-and pedestrian-oriented town surrounded by open space” (p.15). The Master Plan identified 
the Cabin Branch area as a “mixed-use neighborhood” with access to the Boyds commuter rail 
station, the transitway proposed east of 1-270, Clarksburg Road, and Black Hills Regional Park with 
visibility to I-270.  The Plan establishes the opportunity to provide a transit-oriented neighborhood 
and to reinforce the I-270 high-technology corridor concept (p. 64).  

 
Consistency with the Recommendations in the Clarksburg Master Plan 
 
59-D-1.61. Findings (Development Plan)  
(a) The proposed development plan substantially complies with use and density indicated by the 

master plan or sector plan, and does not conflict with the general plan, county capital 
improvements program, or other applicable county plans and policies. 
 

Master Plan Policies 
 

The Clarksburg Master Plan recommends a series of General Policies for development.  The 
Development Plan Amendment is consistent with these General Policies as summarized in the 
following: 
 Concept - Promote a healthy economy, including a broad range of business, service, and 

employment opportunities at appropriate locations (p. 10):   
The DPA promotes a wide range of non-residential uses to support a healthy economy as 
recommended in the Master Plan. The Amendment is consistent with the 1994 Plan’s long-term 
vision for the area along the I-270 corridor. It modifies the land use on the MXPD portion of 
Cabin Branch, by including a specialty retail element. The Amendment integrates a mix of 
employment use to achieve “a world class, 21st Century employment community.” 

 Town Scale of Development (p. 16):  
The proposed DPA has the same area (2,420,000 square feet) and scale as recommended in the 
Clarksburg Master Plan.  The buildings step down in height and density from I-270 to the 
adjacent areas in the Cabin Branch Neighborhood in the RMX-1/TDR Zone for compatibility. 

 Natural Environment (p. 18):  
The Amendment incorporates enhanced conservation measures for the natural environment 
including protection of the forest areas and a tributary of Little Seneca Creek in accordance 
with the recommendations in the Master Plan.  To achieve a sustainable community, the DPA 
includes principles of sustainable neighborhoods to reduce the impact of development on the 
environment in addition to recommendations in the Master Plan.   The sustainable planning 
and design principles include: 
- Employment and Placemaking 
- Linkage and Pedestrian Orientation 
- Compatibility and Energy Conservation 
- Environmental Protection 



 
- 14 - 

 Transit and pedestrian oriented neighborhoods (p. 28):  
In accordance with the recommendations in the Clarksburg Master Plan the DPA includes: 
- Mix of uses (retail and employment opportunities) along with residential uses in the 

broader neighborhood.  
- Interconnected system of streets (transit and pedestrian oriented connections)  
- Diversity of housing types (attached and multi-family units) 
- Street oriented buildings (buildings located on streets as well as pedestrian ways 

 Employment (p. 30) 
The DPA continues to establish I-270 as place for employment uses. It broadens the 
employment base by identifying opportunities for office, R&D, light industrial, hotel, urgent 
care facilities, medical office, and professional service as well as retail, entertainment, and 
public uses. The DPA integrates the proposed mixed-use employment corridor within the Cabin 
Branch Neighborhood in conformance with the standards in the MXPD Zone. This variety of 
uses is consistent with other employment centers in Montgomery County located outside 
central business districts and transit station areas such as the Washingtonian, Park Potomac 
and Rock Spring Park. Instead of an antiquated office park, the DPA will include a wide mix of 
uses that will attract all types of employment uses as part of the 1-270 Technology Corridor.  

 
Specific Recommendations 
 
In addition to the General Policies, the Clarksburg Master Plan includes specific recommendations.  
The proposed Development Plan Amendment is consistent with the specific recommendations in 
the Master Plan as described in the following paragraphs.  
 
 Generalized Land Use Plan (p. 38, 39, and 40):  

The proposed Development Plan Amendment is consistent with the Generalized Land Use 
recommendations in the Clarksburg Master Plan.  The Generalized Land Use Plan (p. 38) 
recommends the following generalized land uses for the Cabin Branch Neighborhood, and the 
recommended land uses have been incorporated into the Development Plan Amendment. 
- Mixed-Use Center 
- Major Employment 
- Residential (5-7 DUs/Acre) 
- TDR Receiving Area 
 

Table: Summary of End-State Development Potential in the Entire Cabin Branch Neighborhood 

Item Master Plan 
Recommendation  

Approved 
Development Plan 

Proposed  
Development Plan 

Dwelling Units 1,950 1886 1881 

Employment and Retail (square feet) 2,420,000 2,420,000 2,420,000 

 

 Cabin Branch Neighborhood Plan Objectives (p. 64 to 67):  
The DPA provides for a mix of uses including employment.  In accordance with the Master Plan 
Vision, the DPA provides for a “comprehensively designed employment center” with a variety 
of uses.  The following table compares the mix of uses in the Master Plan, the approved 
Development Plan, and the proposed DPA: 
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Land Uses Master Plan Approved Development Plan Proposed Development Plan 
Amendment  

Residential 1,950 dwelling units 
in the entire Cabin 
Branch are located 
west of I-270 

1,886 dwelling units in the entire 
Cabin Branch neighborhood, not 
including 500 housing and related 
facilities for senior adults  

1,881 dwelling units in the entire 
Cabin Branch neighborhood, not 
including 500 housing and related 
facilities for senior adults  

Mix of Uses 
including 
Employment  

2,420,000 s.f. of 
total development 
including 120,000 
s.f. in the retail core  

2,420,000 s.f. of total 
development including 120,000 
s.f. in the retail core 

2,420,000 sf of total development 
including 50,0000-120,000 s.f. in 
the retail core and 484,000 s.f. of 
total retail development  

Retail Core 120,000 s.f. 
including a grocery 
store 

120,000 s.f. including a grocery 
store 

50,000-120,000 not including a 
grocery store 

Public Uses Places of worship, 
child care, 
community 
building, park, and 
elementary school 

75,000 s.f. of public uses (places of 
worship and childcare) in the 
MXPD portion.  Community 
building, park, and elementary 
school approved in the remaining 
portions of the Cabin Branch 
neighborhood.   

75,000 s.f. of public uses (places of 
worship and childcare) in the MXPD 
portion.  Community building, park, 
and elementary school retained in 
the remaining portions of the Cabin 
Branch neighborhood.   

 

- Residential Dwelling Units (1881 dwelling units and 500 senior housing units proposed)  
The DPA includes residential uses consistent with the approved Development Plan.  The 
amount and variety of residential land uses is consistent with the recommendations in the 
Master Plan. 

- Employment Uses (2,420,000 square feet of total development proposed)  
The Master Plan provides for 120,000 square feet in the retail core and 2,000,000 to 
2,300,000 square feet of employment. The DPA includes a variety of employment uses such 
as office, R&D, light industrial, hotel, urgent care, medical office, and professional service as 
well as retail, and entertainment.  Although not described individually in the Master Plan, 
these uses are consistent with the land uses found in other employment centers in the I-270 
Technology Corridor such as the Washingtonian, Rock Spring Park and Park Potomac. The 
Master Plan also recognized the importance of retail as part of the employment area, but it 
did not clearly specify the amount of retail for the employment area. To provide a dynamic 
mix of uses, the DPA provides for 20 percent of the total development to be retail (484,000 
square feet) as allowed in the MXPD Zone. The Master Plan recognizes the need for 
flexibility in its recommendations where it states: "It is recognized that circumstances will 
change following adoption of a plan and that specifics of a master plan may become less 
relevant over time." (p. vii) and "the end state densities recommended in the Land Use Plan 
cannot occur without a more detailed review than is typically required by the subdivision or 
site plan process." (p. 98). 

- Retail Uses (484,000 sq. ft. proposed including 50,000 to 120,000 square feet to serve the 
community).  The Clarksburg Master Plan provides for three neighborhood centers:  
o Newcut Road (Clarksburg Village) with 109,000 square feet  

o Clarksburg Town Center with 194,000 square feet 

o Cabin Branch Neighborhood with 120,000 square feet 
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The proposed DPA includes 50,000 to 120,000 square feet of neighborhood retail uses not 
including a grocery store consistent with the recommendation for a neighborhood center in 
the Master Plan.  Because of the importance of a grocery anchored Town Center retail and 
questions about market demand for two more grocery stores in Clarksburg, this DPA does 
not include a full-size 60,000 sq. ft. grocery store.  The Master Plan proposes 120,000 
square feet for local retail in the Cabin Branch neighborhood outside the area proposed for 
the MXPD Zone area, the Plan does not specify or limit the amount of retail that could be 
located within the employment area. The Master Plan recommends a mixed-use planned 
development zoning strategy (MXPD Zone) for the employment frontage to foster an 
integrated plan that could include residential units (p. 67).  The proposed DPA with the mix 
of uses is consistent with the recommendations in the Plan and the MXPD standards.  

- Public Uses (75,000 square feet proposed) 
The Master Plan does not specify the amount of public uses. The proposed public uses 
include places of worship and childcare.  A community building, park, and elementary 
school have already been approved in the remaining portions of Cabin Branch.  

 Maximizes access to the open space system (p. 68): 
The DPA provides vehicular, pedestrian and bicycle access to the adjacent Black Hill Regional 
Park, the local park, the town green, a variety of small public spaces, and the natural features in 
the tributary of Little Seneca Creek in accordance with the Plan.  

 Creates a strong neighborhood focal point (p. 70): 
The neighborhood center with retail, office and housing forms a neighborhood focal point 
located adjacent to the town green and the community center.  In addition, the public 
gathering spaces along the natural areas along the tributary of Little Seneca Creek form another 
focal point and a central organizing feature for the entire employment area.  

 MXPD Zone which requires action by the County Council (p. 98): 
The Plan recommends the use of the MXPD Zone which requires action by the County Council 
to achieve the end state densities.  As a result, the end-state densities recommended in the 
Land Use Plan cannot occur without more detailed review.   This strategy is essential if the 
mixed-use strategies are to be realized” (p. 98).   

 Variety of Housing Types (p. 105): 
The Master Plan recommends that the Cabin Branch Neighborhood provide a variety of housing 
types to support employment opportunities.  The mix of unit types is shown in the following 
table.  The mix of unit types in the DPA combined with the mix in the remainder of the Cabin 
Branch Neighborhood is consistent with the Master Plan. 

 

Table of Residential Uses 

Dwelling  
Unit Types 

Total Approved 
Preliminary Plan 

Approved  
RMX-1 TDR 

Proposed  
MXPD Amend. 

Total Housing 
Development 

 Detached 
 Attached 
 Multi-family 
 Total* 

793 
1148 

439 
1886 

660 
254 

0 
914 

60 
468 
439 
967 

720 
722 
439 

1881 

 Senior Housing**  500 NA 500 500 

Note:   *Of the 967 units in the MXPD Amendment, 311 multi-family units and 500 senior housing 
units have not had approval of a Site Plan.  

      ** Senior adult housing is defined as housing for a person over 62 years of age or older  
              (Section 59-A-2.1. Definitions). 
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 Roadway Recommendations (p. 69 and 112-126): 

The Development Plan Amendment provides for an extensive roadway system for the area. 
- Interconnected roadway system (p.69):  An interconnected system of streets is proposed in 

accordance with the recommendations in the Master Plan and all previous approvals. 

- Road Dedications (p. 112-126): The road dedications for the intersection of Clarksburg Road 

and I-270, Clarksburg Road, A-304, West Old Baltimore Road, and Newcut Road extended 

are proposed by the DPA in addition to the internal streets.  

 Transit Plan (p. 110-111): 

The Development Plan incorporates a transit plan as recommended in the Plan.  Bus loops have 
been provided along A-304 and Clarksburg Road to connect the Cabin Branch Neighborhood to 
the transitway located east of I-270 and the MARC Rail Station located south of the area.  

 Bikeway Plan (p. 134) 

The recommended bikeways, B-9, B-12 and B-15, have been provided along Clarksburg Road, 
Newcut Road, and A-305 to connect the Cabin Branch Neighborhood to Black Hill Regional Park 
and the Transit Corridor District.  Bikeways have also been provided within the development to 
connect the residential, commercial areas, and the public uses.  

 Environment and the Clarksburg Master Plan 

Respecting the natural environment is a central feature of the DPA.  A tributary of Little Seneca 
Creek is an organizing feature of the neighborhood.  The DPA is in accordance with the 
recommendations for augmenting and enhancing the natural environment as follows:   
- Environmental features (p. 144-148): The DPA designates forested buffers along the 

tributary to the Little Seneca of 175 feet, protection of wetlands, preser, and incorporates 

ESD standards and requirements.   

- Little Seneca Creek (p. 149): The DPA preserves the quality of the tributary of Little Seneca 
Creek. The enhanced environmental guidelines for the Cabin Branch project also include 
structured parking to reduce imperviousness, locating all stormwater management features 
outside the enhanced stream buffers, reforestation of all stream buffer areas, and extensive 
tree planting to reduce the heat island effect.    

- Noise (p. 152): In accordance with the recommendations in the Clarksburg Master Plan, the 
Development Plan Amendment continues to locate residences away from I-270. 

 
Precedents 
1. The Proposed Development for the MXPD zone is similar in many ways to other mixed-use 

developments that were approved at several places in Montgomery County on land 
recommended by master plans for MXPD zone development along the 1-270 Corridor. 
Therefore, approval of the subject project would not be setting a new precedent. 
 
The following table compares the approved development standards for three projects in the 
MXPD and I-3 Optional Method Zones with the proposed development standards for the Cabin 
Branch MXPD. Two of the projects (The Washingtonian or Rio and the Park Potomac) have been 
constructed.  
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Notes: *Total retail area includes 50,000-120,000 square feet of community/neighborhood retail 
   **I-3 Optional, but in accordance with the MXPD Standards 
   ***500 senior housing units are not included 

 
The approved projects indicate that a wide range of land uses is necessary to create a successful 
employment center in the I-270 Technology Corridor in Montgomery County. The Cabin Branch 
employment center has a similar range of land uses that have been created in the other successful 
employment centers in the I-270 Technology Corridor. Land uses in the Cabin Branch 
Neighborhood will take advantage of the existing economic recovery to enhance Clarksburg and 
Montgomery County as a destination for employers. These projects share four characteristics: 
 Employment and Place making 
 Linkage/Pedestrian Orientation 
 Compatibility and Energy Conservation 
 Environmental Protection 

 
These four characteristics have been augmented and enhanced in the Development Plan 
Amendment for the Cabin Branch neighborhood to take advantage of the opportunities in the 
Clarksburg Master Plan Area. These features have become the key elements of sustainable 
development that are intended to serve as a catalyst to attract employers to the Clarksburg and 
Montgomery County. 

 
2. A page with a heading “Notice to Readers” in the 1990 Wheaton Central Business District and 

Vicinity Sector Plan: includes the language  “Master Plans generally look ahead to time horizon of 
about 20 years from the date of adoption, although it is intended that they be updated and revised 
about every ten years. It is recognized that the original circumstances at the time of plan adoption 
will change over time, and that the specifics of master plan may become less relevant as time goes 

Development 
Standard 

Required/ 
Allowed 

Rock Spring  
Centre 

Park  
Potomac 

Washingtonian 
(Rio) Phase 1 & 2 

Cabin Branch 
MXPD Area 

Zone MXPD MXPD **I-3 Optional MXPD MXPD 

Tract Area 20.0 Acres 53.4 Acres 59.84 Acres 212.6 Acres 283.5 Acres 

Non-residential Land Uses: 
 Retail/restaurant 

- Percent retail 
- Total square feet 

 Office, R&D, Industrial 
 Entertainment 
 Hotel 
 Banks 
 Total Non-residential 
 Additional Public Uses 

 
 
20% 
NA 
NA 
NA 
NA 
NA 
NA 
NA 

 
 
20% 
150,000-220,000 
830,000-900,000 
454,000-490,000 
200,000 
80,000-185,000 
1,050,000 
NA 

 
 
20% 
145,000 
735,000 
NA 
156 rooms 
NA 
850,000 
NA 

 
 
20% 
400,000 
NA 
NA 
NA 
1,825,000 
2,225,000 
NA 

 
 
20% 
*484,000 
1,782,500-
1,936,000 
66,000 

79,775 
7,725 

2,420,000 
75,000 

 Residential Land Uses: 
 Dwelling Units 
 Dwelling Units/Acre 

 
40% 
75 

 
1,249 
23.4 

 
600 
10.0 

 
1,400 
6.6 

 
***1,881 
 

FAR (non-residential) 0.75 FAR 0.45 0.32 0.30 0.20 

Minimum Green Area 
(percent of Tract Area): 
 Residential 
 Non-residential 

 
 
50% 
35-40% 

 
 
50% 
40% 

 
 
50% 
35% 

 
 
50% 
40% 

 
 
50% 
40% 
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on.” In 2010, the Planning Board Recommended approval of a schematic Development Plan in 
Wheaton Master noting the above quoted statement. At the time, the Board determined that the 
effectiveness and applicability of the specific recommendations may not be germane to current 
situations in the area. 

 

The Clarksburg Master Plan (p. vii) under the heading “Notice to the reader” states the following: 
 

Master plans generally look ahead about 20 years from the date of adoption, although they are 
intended to be updated and revised about every 10 years.  It is recognized that circumstances 
will change following adoption of a plan and that the specifics of a master plan may become 
less relevant over time. 

 
The Clarksburg Master Plan is nearly 20 years old. The goals still reflect the values that are 
important to the residents of Clarksburg, but the need for flexibility in the face of changing 
circumstances is also evident. Implementation strategies would have to be innovative in 
establishing the direction to be followed to protect and enhance the quality of life of the residents 
of the community 

 
3. The Summary of the Maximum End-State Development Potential by Geographic Area Table in the 

Land use section of the Master Plan (page 40) allocates 2,420,000 Square feet of Employment and 
Retail development for the Cabin Branch Neighborhood. No qualification is provided for types and 
nature of Employment or retail. The approval, by the Planning Board, of Site Plan No. 820060240 
for 87,500 square feet of employment uses that includes a hotel, a restaurant and two banks, 
indicates the Board’s recognition that the term “Employment” covers a wide variety of 
employment generating uses such as banks, hotels and restaurants. The proposed regional type 
retail employment use in the form of a fashion center with efficient blending of retail, restaurants 
and entertainment designed at a neighborhood scale satisfies the plan objectives in terms of 
providing a mixes of uses and encouraging an employment pattern which is supportive of I-270 as 
high technology corridor.  

 
Conclusion 
The 21st century outlet stores have evolved in terms of design, efficiency of services and as a 
destination and attractions. As evidence in many of such new centers around the country and the 
globe, present day out let stores also attract other employment-based developments to the areas and 
neighborhoods in which they are located. The Master Plan does not place a cap on the amount of retail 
permitted in the MXPD zone. The MXPD zone allows 20 percent of the total employment to be retail 
use and with the proposed 484,000 square feet retail use the DPA stays within this requirement while 
retaining 1,936,000 square feet for other employment uses. The proposed DPA provides for 
approximately 50,000-120,000 square feet of neighborhood retail included in the 484,000 square feet. 

 
Given the fast pace of development in the past decade and the evolution of present day employment 
centers with increasing diversity in scale, character and mix of uses, one has to take into consideration 
the fact that the effectiveness and applicability of the specific recommendations of the nearly 20-year 
old Master Plan may not be relevant to current needs and demands of the area. But with considerable 
effort to stay within the vision of the Master Plan, and with sensitivity to the present needs of the 
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Cabin Branch neighborhood for transformation from its rural/farming nature into a vibrant, mixed use 
community, the proposed DPA provides a good opportunity for a development of successful 
employment center. 

 
B. Standards of Review  

 
1. Section 59- D-1.61 

a. Compliance with use and density recommendations of the Master Plan and conformity 
with other County plans and policies: 
The amended development plan is substantially consistent with the use and density of the 
Clarksburg Master Plan & Hyattstown Special Study Area. The Master Plan designates the 
subject property as part of a mix-use neighborhood with employment, retail, public and 
residential uses. It recommends the MXPD zone for the eastern portion of the Cabin Branch 
Community. The DPA provides for the same mix of uses with some variation with the 
employment/retail mix than what was approved in the original Development Plan. The DPA 
stays within the 20 percent specific allowance in the MXPD zone and retains the square feet 
for other employment uses. 
 

b. Compliance with purposes and standards and regulations of the zone: Safety, convenience 
and amenity of residents: and compatibility with adjacent development.  
Purposes of the Zone:  
(a) To establish standards and procedures through which the land use objectives and 

guidelines of approved and adopted master or sector plans can serve as the basis for 
evaluating an individual multi-use center development proposal. 
The proposed DPA would implement the Master Plan recommendation to develop the 
subject property as part of a comprehensively planned, mixed use community. The 
original DPA was found to provide the desired flexibility needed to allow the property’s 
development in a fashion more consistent with the objectives of the Master Plan. The 
proposed DPA provides a realistic form of implementing the goals and objections of the 
Master plan taking into account changes in the character of design and development 
patterns, economy, current situations and needs of the community. 
 

(b) To encourage orderly, staged development of large-scale, comprehensively planned, 
multi-use centers by providing procedures for the submission of a concept plan for an 
entire site and subsequent development plans for each stage of development, as 
identified on the concept plan.  
Although the Applicants chose not to make use of the concept plan options, they have 
provided several concept plans and illustrative design specifications along with the 
Development Plan.  
 

(c) To provide, where appropriate, higher density residential uses integrated into the 
overall multi-use center.  
As established with the previous approval, the DPA includes higher-density multi-family 
residential uses as an integral part of the development. Most of the multi-family uses 
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would be within easy walking distance of the neighborhood retail uses as well as the 
office and other retail and service employment uses. 

 
(d) To ensure internal compatibility of residential and nonresidential uses by providing a 

suitable residential environment that is enhanced by the commercial, recreational, 
employment and institutional amenities within commercial and industrial 
components of the multi-use center. 

(e) To assure compatibility of the proposed land uses with surrounding uses by 
incorporating higher standards of land planning and site design than could be 
accomplished under conventional zoning categories 
The proposed DPA promotes a variety of uses, including residential, destination 
employment retail, community entertainment activities, hospitality, community retail, 
research and development, light industrial uses, public and civic uses, parks and open 
space. With the development of the uses contemplated in this DPA, the entire Cabin 
Branch Community will be transformed into a place that offers a pleasant and enriching 
environment for living, working, socializing and relaxing. 

 
(f) To encourage and provide for open space not only for use as setbacks and yards 

surrounding structures and related walkways, but also conveniently located with 
respect to points of residential and commercial/industrial concentration so as to 
function for the general benefit of the community and public at large as places for 
relaxation, recreation, and social activity. It is also intended that open space and 
amenities be located so as to achieve the physical and aesthetic integration of the 
uses and activities within each development. In addition, structured parking within 
mixed-use planned developments is encouraged to help achieve the open space and 
amenities objectives of the zone.  

 
The DPA takes advantage of its location near Black Hill Regional Park, providing an 
opportunity for public open space linkages to the park from the employment center. 
The DPA incorporates physical and visual connections to the stream valleys throughout 
the Cabin Branch Community, including parks, trails, and open spaces between 
buildings. The DPA provides for a combination of surface and structure parking. Parking 
areas are landscaped and designed with consideration for unique site features including 
topography and existing vegetation.  

(g) To encourage and provide for the development of comprehensive non-vehicular 
circulation networks, separated from vehicular roadways, which constitute a system 
of linkages among residential areas, open spaces, recreational areas, commercial and 
industrial areas and public facilities  
The design for the Cabin Branch employment center provides for an interconnected 
framework of streets. Streets are designed with the pedestrian in mind; sidewalks and 
street trees will be located on all of the streets. A network of bike paths and trails are 
established creating connections within the mini-neighborhoods in the Cabin Branch 
community as well as connecting to the surrounding parks, greenways, bike paths on 
regional roads, neighborhood and regional centers, and environmental protection areas.  
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The DPA also provides for bus routes that course through the community and provide 
mass transit connections to the other centers in the area, including the Clarksburg Town 
Center, the Germantown Transit Center, the CCT and the Metro and downtown 
Washington, DC. as well as the Boyds MARC station.  
 

(h) To encourage and provide for efficient use of energy resources through shared 
facilities or other economies of scale or technology, including innovative fuels and 
district heating, etc.  
The Applicants are aware of this element of the purpose clause and will explore a 
variety of measures to satisfy its requirements, including installing energy-efficient 
appliances, windows, lighting fixture and building materials. 

 
(i) To preserve and take the greatest possible aesthetic advantage of existing trees and to 

minimize the amount of grading necessary for construction of a development.  
The DPA conforms to all Forest Conservation Plan, Water Quality Plan and Stormwater 
Management approvals, which were approved for the overall development of the Cabin 
Branch Community. The balance of the forest conservation requirement will be satisfied 
on the portion of the property that the DPA modifies.  

 
Standards Of The Zone:  

The proposed development meets or exceeds all applicable current development standards 
of the MXPD zone.  
 
59-C-7.51. Where applicable. 
(a) Master Plan. No land shall be classified in the mixed use planned development zone 

unless the land is within an area for which there is an approved and adopted master 
or sector plan which recommends mixed-use development for the land which is 
subject of the application. 
The Master plan recommended the MXPD Zone for the northern portion of the subject 
property. The 2003 Rezoning changed the I-3 zoning of the southern portion of the 
property to MXPD Zone to allow for the development of the property in a 
comprehensive manner, consistent with the recommendation of the Master Plan. 
 

(b) Minimum Area. No land shall be classified in the mixed use planned development 
zone unless it contains a minimum of 20 acres. 
The DPA proposes a development project on 283.5 acre of MXPD Zone property. 
 

(c) Location. Such land shall be located adjacent to and readily accessible from existing or 
planned major highways or limited access freeways. It is intended that adequate 
access be available to such sites so that traffic does not have an adverse impact on the 
surrounding area. 
The property is located adjacent to I-270, a major limited access freeway. It currently 
has one major point of access to I-270 at the Clarksburg Road Interchange, and a second 
would be constructed as part of the traffic mitigation requirement for the development. 
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59-C-7.52. Uses permitted. 
(a) Residential. All types of residential uses are permitted, including accessory uses. These 

include the following: group home, embassies, housing and related facilities for senior 
adults or persons with disabilities and a life care facility. A life care facility is subject to 
the provisions of section 59-G-2.35.1. 
The overall Cabin Branch Community development includes single-family attached and 
detached units, multifamily units as well as up to 500 units of housing for senior adults 
or persons with disabilities.  
 
(1) The various residential housing types should be planned and constructed in 

accordance with recommendations and guidelines of the approved and adopted 
master or sector plan. 
The residential housing types are consistent with the recommendation of the 
Master Plan. With the exception of the multi-family housing that are within the 
area that the DPA proposes to modify, all housing projects have received site plan 
approvals at various phases and they will be entering construction phase in a near 
future.  

 
(2) The location and type of all residential uses proposed on the site must be shown 

on the development plan submitted in accordance with the requirements of 
division 59-D-1. 
The DPA satisfies this requirement. 

 
(3) Residential uses should be included in any mixed use planned development zone 

where the applicable master or sector plan specifically recommends that 
residential development is to be an integral component of a proposed multi-use 
center. 
The DPA satisfies this requirement. 

 
(4) Exclusively residential uses shall not be located on more than 40 percent of the 

total area of a site unless the specific land use recommendations of the applicable 
master or sector plan identifies a larger area for residential development. 
The residential uses component of the amended plan is consistent with the land 
use recommendation of the Master Plan. 
 

(5) Multi-family dwellings may be located within proposed commercial/industrial 
areas, rather than a separate residential area on the site, upon a finding by the 
district council that combining residential and nonresidential uses at one location, 
within a site, will not adversely affect the overall development proposed. 
The amended plan proposes multi-family uses in locations that are in close 
proximity to both the commercial and lower density residential uses. Multi-family 
uses will be integrated in the overall fabric of the development and will contribute 
to the mix of uses along Cabin Branch Avenue within the development.  
 
 

http://www.amlegal.com/nxt/gateway.dll?f=id$id=Montgomery%20County%20Zoning%20Ordinance%3Ar%3Abd46$cid=maryland$t=document-frame.htm$an=JD_59-G-2.35.1$3.0#JD_59-G-2.35.1
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(b) Commercial: All permitted and special exception uses allowed in the C-2 and H-M 
(Hotel-motel) zones. 

 
(1) The location and general type of commercial uses proposed on the site must be 

shown on the development plan submitted in accordance with division 59-D-1 
and must be approved by the district council as part of the approval of the 
development plan. 
The Proposed DPA shows the location and general types of commercial uses. Staff 
finds that the proposed plan amendment is capable of accomplishing the purposes 
of the MXPD zone, and is compatible with the general plan and the applicable 
master plan. 

 
(2) In order to establish a dominant employment character within the 

commercial/industrial component of the mixed use planned development zone, 
retail commercial uses should not exceed 20 percent of the gross 
commercial/industrial floor area proposed on a site, as shown on either the 
concept plan or development plan. 
The amended plan proposes 20 percent (484,000 square feet) retail commercial 
uses of the total gross commercial floor area (2,420,000 square feet).  
 

(c) Industrial: All industrial and office uses allowed in the I-3 zone, both permitted uses 
and special exception uses, are permitted in the mixed use planned development 
zone. Heliports and helistops, however, are allowed as a special exception in 
accordance with the provisions of article 59-G. 

 
(1) The location and general type of industrial uses proposed on the site must be 

shown on the development plan submitted in accordance with division 59-D-1 
and must be approved by the district council as part of the approval of the 
development plan. 
The proposed DPA shows the location of industrial uses proposed which is mainly 

concentrated in the southern portion of the subject property. 

 

(2) Industrial uses must meet the environmental control provisions of section  
59-C-5.46. 
The Applicants have stated that all industrial uses will meet the environmental 
control provisions of section 59-C-5.46. 

 
(d) Transitory use. Any transitory use is allowed in accordance with section 59-A-6.13. 

No transitory uses are proposed. 
 

(e) Rooftop mounted antennas and related unmanned equipment building, equipment 
cabinets, or equipment room may be installed under the guidelines contained in Sec. 
59-A-6.14. 
The Applicants will comply with the cited provision for any such installation. 
 

http://www.amlegal.com/nxt/gateway.dll?f=id$id=Montgomery%20County%20Zoning%20Ordinance%3Ar%3Abd46$cid=maryland$t=document-frame.htm$an=JD_Article59-G$3.0#JD_Article59-G
http://www.amlegal.com/nxt/gateway.dll?f=id$id=Montgomery%20County%20Zoning%20Ordinance%3Ar%3Abd46$cid=maryland$t=document-frame.htm$an=JD_59-C-5.46$3.0#JD_59-C-5.46
http://www.amlegal.com/nxt/gateway.dll?f=id$id=Montgomery%20County%20Zoning%20Ordinance%3Ar%3Abd46$cid=maryland$t=document-frame.htm$an=JD_59-C-5.46$3.0#JD_59-C-5.46
http://www.amlegal.com/nxt/gateway.dll?f=id$id=Montgomery%20County%20Zoning%20Ordinance%3Ar%3Abd46$cid=maryland$t=document-frame.htm$an=JD_59-A-6.13$3.0#JD_59-A-6.13
http://www.amlegal.com/nxt/gateway.dll?f=id$id=Montgomery%20County%20Zoning%20Ordinance%3Ar%3Abd46$cid=maryland$t=document-frame.htm$an=JD_59-A-6.14$3.0#JD_59-A-6.14
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59-C-7.53. Density of residential development 
(a) The residential density in the mixed use planned development zone should be 

compatible with the residential density recommendations contained in the applicable 
master or sector plan. The maximum residential density shall not exceed 44 dwelling 
units per acre for residential areas shown on the concept or development plans. 
Where residential development is proposed to be located within a proposed 
commercial/industrial area, the maximum residential density for such areas shall not 
exceed 75 dwelling units per acre. 
The residential density approved for the MXPD zoned portion of the subject site is 
approximately 4.8 dwelling units per acre. The DPA remains within this density. 
 

(b) The district council shall determine whether the density applied for is appropriate, 
taking into consideration and being guided by the area master or sector plan, the 
purposes of the mixed use planned development zone, the requirement to provide 
moderately priced dwelling units in accordance with chapter 25A of this Code, as 
amended, and such county housing policies as may be relevant. 
 

(c) The density of development must be based on the area shown for residential use on 
the applicable master or sector plan and should be compatible with the density 
recommended on such plan; except that the maximum density permitted may be 
increased by one dwelling unit for each moderately priced dwelling unit included in 
the development plan in accordance with chapter 25A of this Code, as amended, 
provided that the total increase does not exceed 22 percent of the total number of 
units recommended on the appropriate master or sector plan. 
The Council found the proposed density in the original development plan to be 
appropriate for the site. The DPA does not propose to change the overall density 
approved with the development plan. The DPA does not alter the Council’s finding. 
 

59-C-7.54. Density of commercial/industrial development. 
The commercial/industrial density in the mixed use planned development zone should be 
compatible with any gross floor area or floor area ratio recommended in the applicable 
area master or sector plan. The maximum density of commercial/industrial development 
shall be based on the area shown for commercial/industrial uses on the concept or 
development plans and shall not exceed a floor area ratio of 0.75. 
The proposed maximum density of commercial/industrial development does not exceed a 
floor area ratio of 0.75. The DPA proposes a maximum 0.20 floor area the Master Plan does 
not recommend a particular ratio.  
 
59-C-7.55. Compatibility standards. 
All uses shall conform to the purposes of the mixed use planned development zone and 
shall be compatible with all uses, existing or proposed, in the vicinity of the area covered 
by the proposed planned development. In order to assist in accomplishing such external 
compatibility, the following requirements shall apply: 
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(a) No buildings other than one-family detached dwellings shall be constructed within 100 
feet of adjoining property that is developed with one-family detached homes unless 
the district council finds that topographical features permit a lesser setback. In all 
other situations, setbacks from adjoining properties may be less than 100 feet, with 
the minimum setback determined as part of the development plan review. 

(b) No building proposed for commercial/industrial use shall be constructed less than 100 
feet from any adjoining property recommended for residential zoning and land use on 
the applicable master or sector plan. The minimum setbacks shall be determined as 
part of the development plan review. 
No building proposed for commercial/industrial use shall be constructed less than 100 
feet from any adjoining property recommended for residential zoning and land use on 
the master plan. 

(c) No building shall be constructed to a height greater than its distance from any 
adjoining property recommended for residential zoning and land use on the applicable 
master or sector plan, unless the district council finds that approval of a waiver of this 
requirement will not adversely affect adjacent property. 
No building shall be constructed to a height greater than its distance from any adjoining 
property recommended for residential zoning and land use on the master plan. 
 

Compliance with these requirements shall not in and of itself be deemed to create a 
presumption of compatibility. 
 
59-C-7.56. Minimum green area and amenity requirements. 
The amount of green area required for the residential portion of a mixed-use planned 
development shall be not less than 50 percent of the total area shown for residential use. 
The minimum green space requirement for the commercial/industrial portion of a mixed-
use planned development shall be 40 percent of the total area devoted to 
commercial/industrial uses, except that comparable amenities and/or facilities may be 
provided in lieu of green area if the district council determines that such amenities or 
facilities are sufficient to accomplish the purposes of the zone and would be more 
beneficial to the proposed development than strict adherence to the specific green area 
requirement. 
The DPA proposes 50 percent green area for the residential developments and 40 percent 
green area for the non-residential developments. Approved site plans for several residential 
developments as well as one commercial development, so far, have applied these 
appropriations of green areas. The DPA complies with the minimum green area 
requirement. 

 
59-C-7.57. Public facilities and utilities. 
(a) A mixed use planned development should conform to the facilities recommended for 

the site by the approved and adopted master or sector plan, including and granting 
such easements or making such dedications to the public as may be shown thereon or 
as shall be deemed necessary to ensure the compatibility of the development with the 
surrounding area and to assure the ability of the area to accommodate the uses 
proposed by the application. 
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The Applicants indicated that several approvals have been obtained for infrastructure 
and site development construction for the overall development of the Cabin Branch 
Community between 2012 and 2013. The sewer outfall was constructed in 2007.  The 
site grading began in 2012. The Phase 1 rough grading has been completed with SWM 
ponds 5, 6 and 11 constructed as sediment basins.  Overall approximately 30 SWM 
plans, (including twelve SWM ponds and various WQ plans) have been approved or 
permitted by Montgomery County. The areas that have Site Plan approval received 
SWM/WQ permits or approval by May 3, 2013 and are grandfathered under the old 
SWM regulations. The first road phase, the north half of Broadway Avenue is under 
construction. The Applicants’ justification statement also provides the following list of 
other approvals with which the DPA is in conformance: 

 WSSC CIP Projects authorized and budgeted in WSSC and County CIP 

 WSCC Letter of Finding (Phase 1) 

 WSCC SEP Final Plans under construction (main onsite 24” sewer outfall and 24” 
water line) 

 Off-site outfall sewer built 2007 

 Preliminary Plan with APFO (includes road phasing for all density) 

 Roads being final engineered 

 30 Final SWM and WQ Plans approved and/or permitted 

 SWM Pond 11, constructed 

 MDE permits 

 NPDES Permit 

 Rough Grading Plans 

 Site Grading underway 
(b) All utility lines in the mixed-use planned development zone shall be placed 

underground. The developer or subdivider shall ensure final and proper completion 
and installation of utility lines as provided in the subdivision regulations being section 
50-40(c) of this Code. Standards for street lighting shall be provided by the developer 
in accordance with the approved site plan. 
The Applicants have satisfied this requirement in the approved site plans for the site. If 
the DPA is approved, the proposed development will be incompliance with the 
requirements as part of the site plan review process. 
 

59-C-7.58. Parking facilities. 
(a) Off-street parking shall be provided in accordance with the requirements of article 59-

E. 
(b) Off-street surface parking areas shall be appropriately sized and landscaped so as to 

preclude the development of large, unrelieved, paved parking areas as found in many 
multi-family and commercial developments in other zones. 
The Applicants will satisfy the requirements of Chapter 59-E. The DPA provides for an 
adequate supply of parking while minimizing the use of land for surface parking lots. The 
DPA proposes a combination of structure parking and surface parking areas. The surface 
parking areas will be appropriately landscaped incorporating bio-retention storm water 
management facilities, a measure that also protects the quality and quantity of 
groundwater. 

http://www.amlegal.com/nxt/gateway.dll?f=id$id=Montgomery%20County%20Zoning%20Ordinance%3Ar%3Abd46$cid=maryland$t=document-frame.htm$an=JD_Article59-E$3.0#JD_Article59-E
http://www.amlegal.com/nxt/gateway.dll?f=id$id=Montgomery%20County%20Zoning%20Ordinance%3Ar%3Abd46$cid=maryland$t=document-frame.htm$an=JD_Article59-E$3.0#JD_Article59-E
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(c) That the proposed internal vehicular and pedestrian circulation systems and points of 
external access are safe, adequate, and efficient. 

Analysis of the Applicant’s traffic study and the proposed amendment indicate that the 
DPA application for the Cabin Branch Community with the proposed access, internal 
circulation, and pedestrian facilities shown on the amended development plan and all 
previously conditioned roadway improvements will be adequate and approval of this 
application will not result in an adverse impact on the surrounding roadway network. 
 

(d) That by its design, by minimizing grading and by other means, the proposed 
development would tend to prevent erosion of the soil and to preserve natural 
vegetation and other natural features of the site. Any applicable requirements for 
forest conservation under Chapter 22A and for water resource protection under 
Chapter 19 also must be satisfied. The district council may require more detailed 
findings on these matters by the planning board at the time of site plan approval as 
provided in division 59-D-3. 
The DPA would prevent soil erosion, minimize grading and would preserve the natural 
features of the site. There is an existing approved forest conservation plan for the entire 
Cabin Branch development (820050150) with detailed environmental recommendation 
with which the Applicants intend to comply. There is also an existing approved Water 
Quality plan for the same area. Each new phase of development updates this forest 
conservation plan based on detailed design, especially related to stormwater 
management (SWM). Recently updated standards have created an opportunity for more 
efficient methods of stormwater that would allow for further reduction in forest 
removal.  
 
Due to updated standards for SWM and the potential for using methods other than 
ponds to address stormwater, the areas currently shown for forest removal can be 
preserved. Stream buffer encroachments due to outdated SWM methods should be 
naturalized according to Special Protection Area standards. The DPA indicates that 
measures have been taken to reduce forest clearings but there is potential to achieve 
more as the project goes through detailed site plan process.  

 
e. That any documents showing the ownership and method of assuring perpetual 

maintenance of any areas intended to be used for recreational or other common or 
quasi-public purposes are adequate and sufficient. 
The approved plan as well as the DPA specify under General Note 13 that at the time of 
site plan review, the owners of the property would enter into a Site Plan Review 
Agreement providing for perpetual maintenance of open space areas and other areas 
used for recreational common or quasi-public purposes.  

 
C.  Adequate Public Facilities. 

 
(i) Water and Sewer Service  

The property is served by public water and sewer.  Various plans have been approved by 
The Washington Suburban Sanitary Commission (WSSC) as part of the overall development 

http://www.amlegal.com/nxt/gateway.dll?f=id$id=Montgomery%20County%20Zoning%20Ordinance%3Ar%3Abd46$cid=maryland$t=document-frame.htm$an=JD_59-D-3$3.0#JD_59-D-3
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of the Cabin Branch community. 
 

(ii) Transportation 
The proposed DPA application for the Cabin Branch Community with proposed access, 
internal circulation, and pedestrian facilities shown on the DPA and all previously 
conditioned roadway improvements will be adequate and approval of this application will 
not result in an adverse impact on the surrounding roadway network.   
 
The APF findings including the LATR and TPAR tests will be addressed at the time of 
Preliminary Plan Review and adequate solutions are available to satisfy or mitigate any 
transportation related potential impact concerning the proposed project. 
 
Approved Cabin Branch Phase 2 Development and Proposed Development Plan 
Amendment (DPA) 
Table 1 below summarizes the total AM and PM peak hour trips to be generated under the 
2004 approved Cabin Branch Preliminary Plan and the proposed DPA.  As shown in Table 1, 
the site development program approved under the 2004 original preliminary plan would 
generate 3,671 and 3,963 peak hour trips during the AM and PM peak hours, respectively.   
The proposed development program under the subject DPA would generate 3,355 and 
3,525 peak hour trips during the AM and PM peak hours, respectively.   Based on the trip 
generation analysis as summarized in Table 1, the uses and densities associated with the 
Subject DPA would generate less peak hour trips than the approved Cabin Branch 
Development Plan and Preliminary Plan would generate.   The major contributing factor for 
generating less peak hour trips is that the proposed DPA includes a reduction of the general 
retail from 120,000 square feet to 50,000 square feet while including 434,000 square feet of 
the specialty retail or fashion center outlet center. 

 
Table 1 

 
Development 

 
AM Peak Hour 

 
PM Peak Hour 

 
1.  Cabin Branch Phase 2 – Approved in 2004 Plan   
 
    a.  2,386 Residential Dwelling Units and Elderly Housing  

 
879 

 
947 

 
    b.  Commercial/Employment   

 
2,792 

 
3,016 

 
Trip Total for 2004 Plan Densities 

 
3,671 

 
3,963 

 
2.  2013 DPA Proposed Plan   
 
   a.  2,386 Residential Dwelling Units and Elderly Housing 

 
861 

 
961 

 
   b. .  Commercial/Employment   

 
2,494 

 
2,564 

 
Trip Total for 2012 DPA Plan Densities 

 
3,355 

 
3,525 
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Site Access and Vehicular/Pedestrian Circulation  
The previously approved roadway system in the Cabin Branch Community is not proposed 
to be changed by the Development Plan Amendment.    The proposed internal vehicular and 
pedestrian circulation system as shown on the DPA and the external roadway system as 
analyzed and approved previously are adequate. 

 
Local Area Transportation Review (LATR)  
A traffic study dated April 2013, was submitted to determine the impact of the proposed 
development on local intersections in the vicinity of the site.  Four external local 
intersections were identified as critical intersections for analysis to determine whether they 
meet the applicable congestion standard of 1,425 Critical Lane Volume (CLV) for the 
Clarksburg Policy Area. The proposed development trips were added to the existing and the 
background traffic (trips generated from approved but unbuilt developments) to determine 
the total future traffic. The total future traffic was assigned to the critical intersections to 
evaluate the total future CLVs.   In the total future traffic analysis, all previously conditioned 
roadway improvements were included.  The result of the CLV calculation is shown in the 
following table.  

 Table 2 
 
 

 

Intersections  

 
Existing 

 
Background Total* 

 
AM 

 
PM  

 
AM 

 
PM AM PM 

 
MD 121/I-270 NB off-ramp 

 
543 

 
308 

 
853 

 
747 1,362 1,313 

 
MD 121/I-270 SB off-ramp 

 
388 

 
361 

 
706 

 
665 1,248 992 

 
MD 121/Goldeneye Av. (Whelan 
Lane) 

 
339 

 
391 

 
410 

 
525 975 1,220 

 
MD 121/W. Old Baltimore Rd. 

 
310 

 
394 

 
504 

 
654 539 771 

 

*With all roadway improvements to be provided by the Cabin Branch 
  

As shown in the above table, all analyzed intersections are currently operating within an 
acceptable 1,425 CLV congestion standard, and they are expected to continue the same for the 
background and total future development conditions with all previously required roadway 
improvements.  Therefore, the subject DPA application meets the LATR requirements.  
 
Transportation Policy Area Review (TPAR) 
The Property is located in the Clarksburg Policy Area.  According to the 2012-2016 Subdivision 
Staging Policy (SSP), the Clarksburg Policy Area is adequate under the roadway test and 
inadequate under transit test, requiring 25 percent of Impact Tax as TPAR payment.  The 
subject DPA application is not subject to the TPAR since the proposed development under the 
DPA would generate less peak hour trips (i.e., no new trips) than the previously approved 
Preliminary Plan would generate.  In addition, the total square footage is not increased under 
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the DPA proposal.  Therefore, the results of the trip generation analysis indicate that the 
subject DPA application is not subject to the TPAR requirements.  It is noted that the new APF 
test will be conducted at the time of Preliminary Review. 

 
D. Environment 
 
 The Plans comply with Section 22A of the Montgomery County Code and the M-NCPPC 

Environmental Guidelines. There is an existing approved Forest Conservation Plan for 
the entire Cabin Branch development (820050150). There is also an existing approved 
Water Quality Plan for the same area. Each new phase of development updates this 
Forest Conservation Plan based on detailed design, and especially related to stormwater 
management (SWM).  

 
 Much of the forest removal on the subject DPA area is due to the anticipated 

requirement for large SWM ponds and outfalls that drain directly to streams. Due to 
updated standards for SWM and the strong potential for using methods other than 
ponds to address stormwater, many the areas currently shown for forest removal can 
be preserved. This is especially important in the area of SWM pond #12.  This forest area 
is of particular high quality and will be significantly fragmented if disturbed as currently 
planned.  

 
 Forest preservation should be the priority in locations where ponds and outfalls are no 

longer needed in existing forest areas.  In addition, streams should be re naturalized 
according to Special Protection Area standards. 

  
E. Future Review 

 
In addition to the zoning review of the Development Plan Amendment, the proposed project 
will also be subject to approval of a Preliminary Plan and Site Plan by the Planning Board. The 
entire Cabin Branch Community is uniquely located within the Clarksburg Master Plan area and 
more specifically within the Clarksburg Neighborhood area near existing or proposed 
interchange and surrounded by major roads with viable prospect of achieving the Master Plan 
goals for a development of a comprehensively planned, mixed use, transit oriented and 
pedestrian friendly community.  The Subject 283.5 acre property, which is in the Eastern 
portion of the Cabin Branch Community where all of the proposed non-residential uses will be 
located, has approximately 5,000 feet of frontage on I-270, 2,100 feet of frontage on Clarksburg 
Road, and 1,600 feet frontage on West Old Baltimore Road.  This area holds the greatest 
potential for implementation of the master plan Vision of the I-270 Technology corridor. 

 
The Applicant worked with the community and staff in developing a concept that is based on 
established characteristics of mixed-use developments in the MXPD Zone in the I-270 Corridor. 
The details will be further developed and refined at the time of the review of the Site Plan. 
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VI. COMMUNITY OUTREACH 
 

The applicants have been engaged in extensive outreach work over the past year.  They have 
contacted more than 2,500 residents in the Clarksburg area to inform them of the proposed 
DPA.  Documents submitted by the applicants identify 13 public meetings that the development 
team held in the community, and additional meetings are also scheduled.  The Applicant 
indicated that each meeting involved a presentation of the DPA for retail and mixed-use 
followed by a question and answer period. Area residents were also contacted by mail and 
individual discussions were conducted with various members of the community.   
 
Staff has received a large amount of community support for the proposed application.  Many of 
the letters stress the need for developments such as proposed in the DPA.  The letters also 
indicate that the proposed project would be constructed as soon as review and permit 
processes are completed to make the project even more attractive.  The following items are 
excerpts from the letters from the community: 
 

…The Cabin Branch Outlet will offer high-end luxury retail shopping and dining at a 
convenient location. Finally, we won’t have to drive all the way to Leesburg or Hagerstown 
to do our shopping. Not only that, because of its unique niche, it will still allow for us to 
move forward with the Town Center, which will give us even more options. The luxury 
outlets will not only provide a place for residents to shop, but will also attract customers, 
and possibly future residents, from other areas of the county and state… 

 
…For as many residents as we have in the community, there is an astounding lack of 
services, particularly retail and restaurants. The development at Cabin Branch is a great 
opportunity to fix this problem. It will help the economy by bringing in more tax revenue, it 
will help our children and adults by bringing in more jobs, and it will help all of our residents 
by giving us the goods and services we need in a close, convenient location… 
 
…Beyond the obvious benefits of bringing much-needed retail to Clarksburg, turning the 
currently unused Adventist HealthCare property into an upscale shopping destination will 
enhance local property values, add more than 1,500 permanent jobs, and re-energize the 
entire area…  It also will have a tremendous financial impact. It is estimated that the new 
development will bring more than $150 million in private investment to the area. It also will 
mean $2 million in annual sales, $12 million in sales taxes, and $2 million in annual real 
estate taxes. Clarksburg Premium Outlets’ development team also plans to invest more than 
$15 million in improvements in the I-270 Interchange and MD Route 121, benefitting the 
entire area… 
 
…We and our neighbors are strong supporters of the outlet project at Cabin Branch and it 
will be very beneficial to our community.  We attended meetings with the Clarksburg 
Premium Outlet team and we are very happy to say that we are looking forward to the 
luxury retail outlet.  They eased our concerns about the traffic and also our concerns about 
our own Town Center development.  The luxury retail outlet will actually attract other stores 
and businesses to Clarksburg Town Center and want to add their business to our Town 
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Center since it will be so close to the retail with the Cabin Branch outlets. 
 
…“Clarksburg can never be the town envisaged by the Master Plan, but I believe this 
proposed development will be a positive for our town for the following reasons: 
 
1.  Approvals are in place for such a project and completion will be within three years. 
2. The Germantown Master Plan was updated to include many millions more square feet of 

commercial development without regard to the Clarksburg plan. Commercial 
development in Clarksburg is therefore decades away, so this project should be 
encouraged.  

3. Retail was envisaged for this particular area, and I think this project is preferable to yet 
another cookie cutter “village center”.  

4. This location is such that local roads will not be impacted by the traffic generated.  This is 
very important and this is one reason that I do not support the other outlet project.   

5. Traffic will not conflict with rush hour traffic. 
6. The project will provide local jobs, especially for young people who do not have public 

transportation to get to jobs at any distance from their homes. 
7. Clarksburg residents will have “one-stop retail” in the town which will enable them to 

shop locally and not have to travel all over the county to buy non-food items….” 
 

Staff also met with representatives of the Peterson Companies and Tangier Development on 
plans for development for the Miles Coppola property located east of 1-270. No formal 
application is submitted for the Miles Coppola site because the property is located within the 
boundaries of a limited master plan amendment currently under review.  

 
VII. CONCLUSION 
 

The proposed DPA conforms to all applicable standards of the MXPD Zone and applicable 
requirements of the Zoning Ordinance. The request is also consistent with the land use and 
density recommendations of the Clarksburg Master Plan & Hyattstown Special Study Area and bears 
sufficient relationship to the public interest to justify approval.  
 

  Achieving the Plan Vision 
The Clarksburg Master Plan continues the role, on both sides of I-270, as a high technology 
center, at a scale and intensity that is consistent with a town scale of development (p. 30, 
Master Plan).   
The Master Plan provided an alternative to the existing low-density, office and industrial uses 
along the existing Gateway Center Drive.  The existing uses along this arterial road were 
automobile oriented, separated from each other, and surrounded by parking lots.  In contrast 
with the existing automobile oriented, industrial and office uses, the Clarksburg Master Plan 
also provides for the implementation of a different Vision for the employment area that 
incorporates a broad mix of land uses.  The purpose is to allow Montgomery County to be more 
competitive in the world marketplace and to provide an opportunity for Clarksburg to serve as 
an attractive place for a wide range of employers to serve as part of the economic engine of 
Maryland and Montgomery County.  The goal is to promote a healthy economy, including a 
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broad range of business, service, and employment opportunities at appropriate locations (p. 10, 
Master Plan).  The Master Plan recognized that retail and other land uses as well as office 
should be incorporated into neighborhoods (page 30, Master Plan).   This Vision embraced a 
mix of uses without designating specific amounts of land uses appropriate to an evolving I-270 
Technology Corridor.  Developments at this time, consistent with this vision for Clarksburg, 
included the Washingtonian and the Reston Town Center in Virginia.  Since the Plan was 
approved, the County Council has also approved retail, hotel, entertainment, residential, and 
public uses as well as office space in the Cabin Branch community.  Developments located in 
the I-270 Corridor such as Park Potomac and Rock Spring Park also incorporate a mix of uses 
including 20 percent retail important to the creation of desirable employment centers.  These 
other centers create a successful, mix-use vision for the I-270 Corridor.    

 
Alternatives Considered 
The staff recommends approval of the proposed Development Plan including the mix of uses.  
The following paragraphs briefly describe the other options considered by the staff to 
implement the recommendations in the Clarksburg Master Plan. 
 
1. Approve the Proposed Development Plan: Staff Recommendation  

The proposed Development Plan provides a desirable mix of retail, office, research and 
technology, medical, industrial, hotel, entertainment, and public uses in accordance with 
the standards in the MXPD Zone including a 20 percent maximum for the retail uses.  
 

2. Option 1: Proceed to the Review of a Preliminary Plan and Site Plan  
A Development Plan Amendment would not be necessary since the maximum total 
development remains unchanged (2,420,000 square feet).  The increase in retail above the 
specific amount approved in the original Development Plan requires an Amendment.  The 
staff does not recommend this option. 
 

3. Option 2: Deny the Application including the Proposed Development Plan 
Recommend to the County Council to limit the specific mix of uses to office and retail uses.  
The approved Development Plan already includes a hotel, entertainment uses, and a 
hospital has been considered that are not specifically mentioned in the original C 
Development Plan.  Retail uses above the 120,000 square feet of neighborhood retail would 
not be permitted despite the desirability recognized in other developments in the I-270 
Corridor in the MXPD Zone approved by the County Council.  This option is not consistent 
with the Plan Vision or the other developments that have been established along the 
evolving, I-270 Corridor in the MXPD Zone.  The staff does not recommend this option. 
 

4. Option 3: Defer Action on the Development Plan 
The Planning Board could recommend to the County Council to defer action for 1 to 4 years 
on the Development Plan pending the approval of a Master Plan Amendment to designate 
specific amounts of other uses already permitted in the MXPD Zone. Embracing the concept 
of mixed-use development, but deferring action on the Development Plan is not necessary. 
The MXPD Zone already permits the mix of uses and density consistent with the Master 
Plan Vision.  Mixed-use employment centers with 20 percent of the total development as 
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retail have already been approved in other developments in the I-270 Corridor (e.g. The 
Washingtonian, Park Potomac, and Rock Spring Park).  The master plans for these areas did 
not always designate the specific amount of uses for each area, but they relied on the Local 
Map Amendment and Development Plan process to designate the appropriate mix of uses 
within the density specified in each master plan.  Providing for retail at approximately 20 
percent of the total development is an important component and a catalyst for desirable 
employment in each of these centers approved in the I-270 Corridor. 

 
During the approval of the Clarksburg Master Plan, the County Council recognized the 
importance of Montgomery County competing in the world marketplace for employers.  The 
Clarksburg Master Plan also states the following (page vii):  

 
“Master plans generally look ahead 20 years although they are intended to be updated 
and revised about every 10 years.  The Plan recognized that circumstances will change 
following adoption of a plan and that specifics of a master plan become less relevant 
over time.”   
  

In conclusion, the Plan provides the opportunity for the County Council to designate the specific 
range of land uses consistent with the evolving I-270 Technology Corridor and within the 
density specified in the Clarksburg Master Plan during the Local Map Amendment and 
Development Plan process in the MXPD Zone as proposed in the Development Plan 
Amendment.      
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VIII. APPENDIX 
 
A. Development Plan Amendment 
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B. Binding Elements 

The approved Development Plan included nine binding elements related to TDRs, MPDUs, trip 
reduction measures, total number of units, and non-residential square footage.  The approved 
Zoning application (G- 806) and Development Plan left final design considerations, including the 
building locations and configurations, to be determined during site plan review process. The DPA 
does not introduce new binding elements or modifications. The proposed Development Plan 
Amendment retains all of the binding elements shown in the following paragraphs. 
 
1.  Transferable Development Rights and Moderately Priced Dwelling Unit’s 

The property that is the subject of this application (283.5 acres) is part of a larger, mixed-use 
community planned for 535.5 acres shown on the Development Plan, of which the Applicants 
are also owners. The portion of the property not being rezoned MXPD, is zoned RMX-1/TDR and 
will require the purchase of Transferable Development Rights (TDR’s) for the development 
planned by Applicants. Based on calculations developed with M-MCPPC staff, the total Master 
Plan residential density for the 535-acre community is 1,676 market rate units plus 210 
Moderately Priced Dwelling Units. Assuming this density and the mix of unit types called for in 
the Master Plan for the entire Cabin Branch Neighborhood (including a maximum of 20% 
multifamily) the 535-acre project will require 635 TDR’s.  The Preliminary Plan of Subdivision 
application(s) for the MXPD area and the remaining RMX-1/TDR area shall require the purchase 
of TDR’s in conformance with this calculation.   
 

2. Off-site Amenities and Features 
By the time of issuance of building permits for the 100th dwelling unit in the Cabin Branch 
Community, which consists of the larger, mixed-use community of 535 acres shown on the 
Development Plan, the Applicants will dedicate the sites shown on the Development Plan for an 
elementary school, a local park and a recreation facility. The school site will be rough-graded at 
a time determined at the earliest Preliminary Plan of Subdivision application for the Cabin 
Branch Community, subject to Montgomery County Public School approval. 
 

3. Trip Reduction Measures 
At the time of Preliminary Plan of Subdivision, the Applicants, M-NCPPC Transportation 
Planning staff, and Department of Public Works and Transportation (DPWT) staff will consider 
mutually acceptable trip reductions measures. The parking ratios for non-residential uses in the 
Cabin Branch Community will be determined at Site Plan, considering trip reduction goals.   
 

4. Street Network 
A network of public streets shall be provided, supplemented by private streets, in a grid pattern 
that promotes interconnectivity. Public streets will consist of Master Plan streets and additional 
business and residential streets to form blocks that, with the exception of Area D defined on 
the Development Plan, are substantially similar to the street system shown in the Road 
Hierarchy Plan of the Development Plan and that are subject to MNCPPC and DPWT approvals. 
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5. Area D Street Network 
Area D will be designed with a public or private street connecting First Avenue (Route A-304) 
and Newcut Road (Route A-302) in a grid pattern with a particular emphasis on a building line 
to frame Newcut Road Extended, with parking in the rear. 
 

6. Street Character 
All streets will adhere to a pedestrian-friendly design to the extent practicable, which places 
particular emphasis on a building line to frame the street, with parking in the rear, excluding 
retail and entertainment uses.  Within the core, pedestrian friendly uses including retail, 
residential, or office will be located on the first floor.  The entire MXPD area will conform to a 
Cabin Branch Community Streetscape Plan that is designed to integrate the entire community, 
which will be submitted at Site Plan and is subject to M-NCPPC and DPWT approvals.  
 

7. Special Roads 
A-307 will be designed as an open section arterial road with wide green edges to provide a 
gateway to Black Hill Regional Park, subject to M-NCPPC and DPWT approvals. The rural 
character of West Old Baltimore Road will be maintained by minimizing environmental impacts 
and providing generous green edges. 
 

8. Service/Public Uses 
 Service/Public uses may include up to 500 units for independent living for Senior Adults or 

persons with disabilities, assisted living, life care, or continuing care. 
 

9. On-street Parking 
Applicants will include on-street parking on streets adjacent to retail facilities (Excluding MD 
Route 121, Wellspring Street and Goldeneye Avenue). 
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C. Land Use Table for Each Geographic Area  
 
The following tables identify the mix of land uses for each area in the MXPD Zone. 
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F. Data Table 

 
Conformance with the Development Standards in the MXPD Zone 
Items Required/ 

Allowed 
Approved 
Development Plan 

Proposed 
Development Plan 

Site Area 20 Acres (min.) 283.5 Acres 283.5 Acres 

Commercial (square feet): 
 Retail 
 Hotel 
 Office/R&D/Other 
 Total 

 
484,000 

- 
- 

2,420,000 

 
120,000 

79,775 
2,220,225 
2,420,000 

 
*484,000 

79,775 
1,856,225 
2,420,000 

FAR (Commercial) 0.75 0.20 0.20 

Residential: 
 Detached 
 Attached 
 Multi-family 
 Total 

 
- 
- 
- 
- 

 
100 
600 
439 

1,139 

 
100 
600 
439 

1,139 

Residential (DUs/acre) 44-75 DUs/acre 4 DUs/acre 4 DUs/acre 

Residential Area (% of total)  40% max. 40% max. 24% min. 

Other Land Uses: 
 Public Uses-Day care, places 

of worship, community 
buildings (square feet) 

 Senior Housing Units  

 
 
 

- 
- 

 
 
 

75,000 
500 

 
 
 

75,000 
500 

**Green Area: 
 Residential Area 
 Commercial Area 
 Total (acres) 

 
50% 
40% 

- 

 
50% min. 
40% min. 

120.38 min. 

 
50% min. 
40% min. 

134.70 min. 

Notes:   *Includes 50,000-120,000 square feet of neighborhood retail. 
            **Green area is based on the total requirements for the entire Cabin Branch Neighborhood  
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E. Previous Approvals   

 



 
- 42 - 

Previous Approvals (continued) 
  

Since the 2003 Approval of G-806 with the associated Development Plan, Preliminary Plans and various 
Site Plans have been approved for different portions of the site. Approvals for developments have 
been obtained for the western portion of the site and for two thirds of the residential developments. 

 
Approval Dates  Projects 
April 3, 2008   Mandatory Referral MR 08001-WSSC-1 for an elevated water storage tank to serve the 

Cabin Branch neighborhood and surrounding area 
October 20, 2008  Site plan No. 820060290, Winchester Phase 1:  427 residential dwelling units, consisting 

of 149 one-family detached, 182 townhouses, and 96 two-over-two multi-family units, 
including 64 MPDUs and 128 TDRs; and local park and future school sites on 141.26 
acres of MXPD and RMX-1/TDR -zoned land. 

July 11, 2012   Site Plan No. 820006029A: 440Residential dwelling consisting of 
a. 232 residential units on 56.92 acres in the MXPD zone, comprised of 33 one family 

detached units, 199 one-family units (53 MPDUs) 
b. 208 residential units on 84.99 acres in the RMX/TDR-1 Zone comprised of 83-one 

family detached units and 124 Attached units (17 MPDUs). 
c. Restoration of the historic Byrne-Warfield House, Accusation of 132 TDRs; 

dedication of 9.61 acres to Montgomery County Public School; and provision of a 
minimum 10-acre parks with facilities and parking for Montgomery County 
Department of Parks. 

September 19, 2007 Site Plan No. 820050150-Infrastructure and Road Only Plan:  To establish a road 
network for future development; identifying primary site features such as stormwater 
management; and setting the framework for construction and phasing of the entire 
development 

June 9, 2008   Amendment to the Infrastructure and Roads Only Plan for the design and cross section 
of West Baltimore Road 

September 29, 2010 Site Plan No. 820060240 for 87,500 square feet of employment uses, 8,600 square feet 
of highway/ auto related retail uses, a 12% parking reduction waiver on the east side of 
the property, and parking waivers granted for sections 59E-2.71 and 2.81(a) on 7.24 
gross acres in the MXPD zone, 

July 11, 2012  Site plan 820110080, Winchester Phase 2, for 341 residential dwelling units, consisting 
of the following: 
a. 234 residential dwelling units, including 27 one-family detached units, 207 one-

family attached units, including 39 MPDUs on 25.10 acres of MXPD zoned land. 
b. 107 residential dwelling units , including 80 one-family detached units, 27 one-

family attached units, including 2 MPDUs, using 102 TDRs on 13.10 acres of RMX-
TDR-1 zoned land 

April 9, 2013  Site plan 820120150, Winchester Phase 3:  185 residential dwellings (10 MPDUs) 
consisting of 128 one-family detached and 57 one family attached units, using 56 TDRs 
on a 36.96 acre of RMX-1/TDR -zoned land. 

May 3, 2013  The Planning Board approved the remaining site plan for the Toll 1 and 2 residential 
developments in the RMX-1/TDR Zone and the MXPD Zone. 
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F. Comparison with Other Projects in the MXPD Zone in Montgomery County 
 
The following table compares the approved development standards for three projects in the MXPD and 
I-3 Optional Method Zones with the proposed development standards for the Cabin Branch DPA.  All of 
the approved projects provide a range of land uses.  The approved projects indicate that a wide range 
of land uses is necessary to create a successful employment center in the I-270 Technology Corridor in 
Montgomery County.   The Cabin Branch employment center has a similar range of land uses that have 
been created in the other successful employment centers in the I-270 Technology Corridor.  Land uses 
in the Cabin Branch Neighborhood will take advantage of the existing economic recovery to enhance 
Clarksburg and Montgomery County as a destination for employers. 
 

Development 
Standard 

Required/ 
Allowed 

Rock Spring  
Centre 

Park  
Potomac 

Washingtonian 
(Rio) Phase 1 & 2 

Cabin Branch  
MXPD Area 

Zone MXPD MXPD **I-3 Optional MXPD MXPD 

Tract Area 20.0 Acres 53.4 Acres 59.84 Acres 212.6 Acres 283.5 Acres 

Non-residential Land 
Uses: 
 Retail/restaurant 

- Percent retail 
- Total square feet 

 Office, R&D, Industrial 
 Entertainment 
 Hotel 
 Banks 
 Total Non-residential 
 Additional Public Uses 

 
 
 

20% 
NA 
NA 
NA 
NA 
NA 
NA 
NA 

 
 
 

20% 
150,000-220,000 
830,000-900,000 
454,000-490,000 

200,000 
80,000-185,000 

1,050,000 
NA 

 
 
 

20% 
145,000 
735,000 

NA 
156 rooms 

NA 
850,000 

NA 

 
 
 

20% 
400,000 

NA 
NA 
NA 

1,825,000 
2,225,000 

NA 

 
 
 

20% 
*484,000 

1,782,500-1,936,000 
66,000 
79,775 

7,725 
2,420,000 

75,000 

 Residential Land Uses: 
 Dwelling Units 
 Dwelling Units/Acre 

 
40% 

75 

 
1,249 

23.4 

 
600 

10.0 

 
1,400 

6.6 

 
***1,186 

6.7 

FAR (non-residential) 0.75 FAR 0.45 0.32 0.30 0.20 

Minimum Green Area 
(percent of Tract Area): 
 Residential 
 Non-residential 

 
 

50% 
35-40% 

 
 

50% 
40% 

 
 

50% 
35% 

 
 

50% 
40% 

 
 

50% 
40% 

Notes: *Total retail area includes 50,000 to 120,000 square feet neighborhood retail 
                  **I-3 Optional, but in accordance with the MXPD Standards 
               ***500 Senior Housing units are included 
 

Washingtonian - 
Environment 

Washingtonian -   
Retail 

Park Potomac –  
Office/Employment 

Park Potomac –  
High-rise Housing 
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Characteristics of Approved Projects in the MXPD Zone   
 
The characteristics of three approved projects in the MXPD Zone and I-3 Optional Method in the I-270 
Corridor are identified in the below table. Two of the projects (The Washingtonian and the Park 
Potomac) have been constructed.  Each project includes the following:  
   
 Employment and Placemaking - Variety of land uses in addition to traditional office space are 

provided in the employment land use category, including 20 percent retail space, and a variety of 

housing types.  Creating opportunities of entertainment and public spaces to create a destination 

are also included.  

 Linkage/Pedestrian Orientation - All of the projects provide an extensive pedestrian system and a 

link to a transit system. 

 Compatibility and Energy Conservation - Each of the projects provide sun access to public spaces 

and orient buildings to maximize opportunities for day lighting of interior spaces to reduce energy 

consumption. 

 Environmental Protection - Park Potomac has a large area of forest conservation on-site.  All of the 

projects have extensive tree canopy.   

 

These four characteristics have been augmented and enhanced in the Development Plan Amendment 
for the Cabin Branch neighborhood to take advantage of the opportunities in the Clarksburg Master 
Plan Area.  The table below summarizes each of the characteristics and illustrates the features of 
successful mixed-use development in the I-270 Corridor.  These features have become the key 
elements of sustainable development that are intended to serve as a catalyst to attract employers to 
Clarksburg and Montgomery County. 
 

 

Employment and 
Placemaking 

Linkage/Pedestrian 
Orientation 

Compatibility and Energy 
Conservation 

Environmental  
Protection 

    
- Mixed Use (20% retail) 
- Variety of Office, R&D, 

and Industrial Uses 
- Housing Variety 
- Hotels/Entertainment 
- Public Use Space 

- Pedestrian Access 
- Links to Transit 
- Streetscape 
- Bicycle Network 
- Street Infrastructure 
- Dedication of ROW 

- Compatibility 
- Site Orientation 
- Solar Access 
- Green 
- Neighborhood Planning 
- Green Buildings 

- Forest Conservation and 
enhancement 

- ESD/Stormwater  
- Tree canopy 
- Green Area 
- Habitat Protection 










































































































































































