
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

• Staff recommends Approval with Conditions. 

• The Applicant requests to amend the Preliminary Plan to extend the staged plan validity period and APF 
finding by three years for each of the four development stages from their respective date of expiration. 

• The Applicant justifies the extension as necessary due to the difficult ongoing economic conditions as well as 
the significant investment provided by the Applicant to public infrastructure. 

• Staff has not received any correspondence regarding this Application. 

Summary 

MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.:  9 
Date: 07-11-19 

Cabin Branch, Preliminary Plan Amendment No. 12003110D 

 

Chris Van Alstyne, Senior Planner, Area 3, Chris.VanAlstyne@montgomeryplanning.org,301-495-4629 

Sandra Pereira, Supervisor, Area 3, Sandra.Pereira@montgomeryplanning.org, 301-495-2186 

Richard Weaver, Chief, Area 3, Richard.Weaver@montgomeryplanning.org, 301-495-4544 

Cabin Branch, Preliminary Plan Amendment No. 
12003110D 
Application to extend the Preliminary Plan validity 
period and APF finding by 3 years for Preliminary Plan 
12003110B which approved 1,886 dwelling units, 2.42 
million sq. ft. of commercial space, and 500 senior 
housing units; located between Clarksburg Rd (MD 
121), West Old Baltimore Road and I-270, 
approximately 1 mile south west of Clarksburg; 540 
acres; CRT – 0.5, C-0.25, R-0.25, H-130, CRT – 0.5, C-
0.25, R-0.25, H-65 Zone and TDR zones; Clarksburg 
Master Plan area. 
 
Recommendation – Approval with conditions 
 
Applicant: Cabin Branch Management, LLC 
Accepted Date: March 16, 2019 
Review Basis: Chapter 50, Sections 4.2.H and 4.3.J 

Completed: 06/28/19 
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SECTION 1 – RECOMMENDATIONS AND CONDITIONS 
 
Preliminary Plan Amendment No. 12003110D: Staff recommends approval with conditions of the 
Preliminary Plan amendment for a 3-year APF validity extension and a 3-year Preliminary Plan validity 
extension. These extensions will be in addition to any remaining validity period for APF and Plan validity. 
The 3-year Preliminary Plan Validity extension will apply to each of the 4 approved stages of the plan as 
detailed in the conditions below. All previous conditions of approval for the Preliminary Plan remain in 
full force and effect except for the following modifications: 
 
Staff recommends striking condition 26 for the Preliminary Plan validity period and staging sequence and 
hereby replacing it with the following: 
 

26) The Preliminary Plan will remain valid for 126 months from the initiation date of this Planning 
Board Resolution. Record Plats must be recorded based on the following staging sequence: 

• Stage I (expires 36 months from the initiation date of this Planning Board Resolution): 
420 dwelling units, 125 senior housing units and 380,000 square feet commercial. 

• Stage II (expires 66 months from the initiation date of this Planning Board Resolution) 

404 dwelling units, 250 senior housing units, 380,000 square feet commercial. 

• Stage III (expires 96 months from the initiation date of this Planning Board Resolution): 
388 dwelling units, 125 senior housing units, 380,000 square feet commercial. 

• Stage IV (expires 126 months from the initiation date of this Planning Board Resolution): 
All remaining development. 
 

Staff recommends striking condition 27 for the adequate public facility validity period and hereby 
replacing it with the following: 
 

27) The Adequate Public Facility (“APF”) review for the Preliminary Plan will remain valid for 126 
months (10.5 years) from the initiation date for Preliminary Plan Amendment No. 12003110D. 

 
 

SECTION 2 – SITE LOCATION AND DESCRIPTION 

Site Location and Description 

The Subject Property is a large, mixed use development approximately 540 acres in size located in 
Clarksburg, approximately 1 mile southeast of the village center, bounded by Clarksburg Road (MD 121) 
to the north, I-270 to the east, and West Old Baltimore Road to the south (“Subject Property”). The Subject 
Property is within the Clarksburg Master Plan (Master Plan) area. The surrounding area is a mix of 
agricultural use (RNC zone), low-density residential (RE-1 and RE-2), and employment zones (Figure 1). 
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Figure 1 – Vicinity Map 
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Figure 2 – Aerial Map 
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SECTION 3 – APPLICATIONS & PROPOSAL 

Previous Approvals 

The Montgomery County Planning Board approved Preliminary Plan of Subdivision 12003110A, as 
amended for the Subject Property for 1,886 dwelling units, 2,420,000 square feet of commercial space, 
and 500 senior housing units. The total built as the writing of this report are detailed in Table 1 below: 

 

 

 

 

 

 Table 1: Approved and Built Development 

 Residential (Units) Senior Housing 
(Units) 

Commercial (Square Feet 
Ground Floor Area) 

Approved 1,886 500 2,420,000 

Built 879 0 437,000 

Unbuilt 1,007 500 1,983,000 
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The approved development history, which includes 8 Site Plans as amended for various sections of the 
Property, is detailed in Table 2 below: 

Table 2: Cabin Branch Development History 

Case No. Resolution   Type  Status 

        
G-806 9/9/2003 Local Map Amendment approved 

120031100 
12003110A 

6/30/2003 
6/22/2004 

Preliminary Plan 
Preliminary Plan Amendment 

approved 
approved 

12003110B 
12003110C 

10/6/2008 
12/23/2014 

Preliminary Plan Amendment 
Preliminary Plan Amendment 

approved 
approved 

820050150 
82005015A 
82005015B 
82005015C 
82005015D 
82005015E 
82005015F 
82005015G 

9/19/2007 
6/9/2008 
3/17/2012 
11/27/2012 
05/02/2013 
6/2/2014 
9/23/2014 
7/25/2017 

Infrastructure Site Plan 
 

approved 
 

820060290 
82006029A 
82006029B 
82006029C 

10/20/2008 
7/11/2012 
3/14/2013 
9/12/2014 

Winchester I Site Plan approved 

820060240 
82006024A 

9/29/2010 
9/25/2018 

Gosnell Site Plan approved 

820070140 
82007014A 
82007014B 

4/23/2013 
10/9/2016 
3/29/2016 

Toll I  
Site Plan 

approved 

820100030 04/23/2013 Toll II 
Site Plan 

approved 

820110080 07/11/2012 Winchester II  
Site Plan 

approved 

820120150 04/04/2013 Winchester III 
Site Plan 

approved 

820180060 
82018006A 

04/13/2018 
04/10/2019 

Cabin Branch Multi-Family approved 

MR08001 4/3/2008 Mandatory Referral  transmittal     

16-35 4/1/2009 Subdivision  Regulation approved 
17-04 4/1/2011 Subdivision  Regulation approved    
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Figure 3 – Approved Preliminary Plan 12003110B 
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Proposal 

The Applicant, Cabin Branch Management, LLC, requests a three-year extension to the Preliminary Plan 
as well as to the APF finding. A staged development, the plan validity for Stage I expired in May of 2019, 
necessitating this extension for the continuation of this project. The corresponding APF extension is 
needed as a subsequent requirement that Preliminary Plans must have APF validity through the duration 
of the Plan validity period. 

Preliminary Plan 12003110B (Attachment A) set a staged validity period of 121 months for the full project, 
setting an original expiration date of 11/06/2018. The Preliminary Plan likewise set a corresponding APF 
validity period of 121 months for an expiration date of 11/06/2018. The Montgomery County Council 
adopted legislation granting four separate 2-year extensions, for a total of eight years, of all preliminary 
plans and findings of APF valid as of March 31, 2009. This legislation extended the full validity of the 
Preliminary Plan to November 6, 2026. The current staged validity schedule as revised by the automatic 
legislative extensions is detailed below in Table 3:  

Table 3: Approved Staged Development Validly Period 

Stage Approved Development Original Plan 
Validity 
Expiration 

Council Modified 
Validity 
Expiration 

Stage I 420 dwelling units 
125 senior housing units  
380,000 square feet commercial 

05/6/2011 05/06/2019 

Stage II 404 dwelling units 
250 senior housing units  
380,000 square feet commercial 

11/06/2013 11/06/2021 

Stage III 388 dwelling units 
125 senior housing units  
380,000 square feet commercial 

05/6/2016 05/06/2024 

Stage IV All Remaining Development 11/06/2018 11/06/2026 

 
This extension as proposed by the Applicant will allow the continued development of the Cabin Branch 
site. The application for this amendment was received on 3/19/2019. 

 

SECTION 4 – CITIZEN CORRESPONDENCE AND ISSUES 

The Applicant has met all proper signage, noticing and pre-submission meeting requirements for the 
submitted Application. To date, Staff has not received any correspondence regarding this Application.  
Correspondence received after posting of the Staff Report will be forwarded to the Planning Board for 
discussion at the Hearing. 
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SECTION 5 – ANALYSIS AND FINDINGS, Sect. 50.4.2.D 

The proposed Amendment does not alter the original intent and all findings of Preliminary Plan No. 
12003110B remain in full force and effect, except as modified by the findings below. 

Adequate Public Facilities Validity – Section 50.4.3.J 

This Application is being reviewed under 50.4.3.J.7 which sets the procedures to extend the validity period 
for an APF finding. The Planning Board must consider the following findings: 

a. Only the Board may extend the validity period for a determination of adequate public facilities; 
however, a request to amend any validity period phasing schedule may be approved by the 
Director if the length of the total validity period is not extended. 
 

i. The applicant must file an application for extension of an adequate public facilities 
determination or amendment of a phasing schedule before the applicable validity period 
or validity period expires. 

 
The Application was filed on March 19, 2019. This is prior to the expiration date for Stage 1 of 
the Preliminary Plan of May 6, 2019.  

 
ii. The applicant must submit a new development schedule or phasing plan for completion 

of the project for approval. 
 
This application modifies the approved development schedule as follows (Table 4): 
 

Table 4: Approved and Proposed Staged Validity Period 
 

Stage Approved Development Current Preliminary 
Plan Validity 
Expiration 

Proposed Preliminary 
Plan Validity 
Expiration* 

Stage I 420 dwelling units 
125 senior housing units  
380,000 square feet commercial 

05/6/2019 August 2022 

Stage II 404 dwelling units 
250 senior housing units  
380,000 square feet commercial 

11/06/2021 February 2025 

Stage III 388 dwelling units 
125 senior housing units  
380,000 square feet commercial 

05/6/2024 August 2027 

Stage IV All Remaining Development 11/06/2026 February 2030 
*based on estimated month of Preliminary Plan initiation 

 
iii. For each extension of an adequate public facilities determination: 

 
(a)  the applicant must not propose any additional development above the amount 

approved in the original determination; 
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The Applicant does not propose any development beyond that approved in the 
original determination. 

 
(b) The Board must not require any additional public improvements or other 

conditions beyond those required for the original preliminary plan; 
 

No additional public improvements are being required. 
 
(c) The Board may require the applicant to submit a traffic study to demonstrate 

how the extension would not be adverse to the public interest. 

 
A full review of the Property’s transportation adequacy was conducted for the 2008 
Preliminary Plan No. 12003110B (Attachment B). Site Plan 820050150 and its 
amendments A-G provided the infrastructure framework for the development. The 
Applicant has provided significant investment in public infrastructure, including the 
reconstruction and rerouting of MD-121 and West Old Baltimore Road west of I-
270, the improvement of the MD-212/I-270 interchange which included a new 
overpass, and the construction of Broadway and Cabin Branch Avenues. 
 
Additionally, a traffic study (Attachment C) was conducted for the Clarksburg 
Premium Outlets in 2014. The study found that major intersections would continue 
to operate well below the 1,425 CLV congestion threshold for the major 
intersections detailed in Table 5. The Subject Property is therefore found to be in 
line with the original expectations of the existing APF determination with no need 
for an additional study to be conducted at this time. An extension will not be 
adverse to the public interest. 
 
Table 5: Future Congestion Projections 

 

Intersection Total Future AM 
Peak Hour CLV 

(1,425 Standard) 

Total Future PM 
Peak Hour CLV 

(1,425 Standard) 

Clarksburg Road (MD 121)/ 
I-270 NB off-ramp 

762 1,118 

Clarksburg Road (MD 121)/ 
I-270 SB off-ramp 

610 883 

Clarksburg Road (MD 121)/ 
Goldeneye Ave (Whelen Rd) 

614 770 

Clarksburg Road (MD 121)/ 
Cabin Branch Avenue 

483 669 

Source: Clarksburg Premium Outlets Local Network Transportation Analysis. Wells and Associates, Inc. April 2, 2014 

 
(d) an application may be made to extend an adequate public facilities period for a 

lot within a subdivision covered by a previous adequate public facilities 

determination if the applicant provides sufficient evidence for the Board to 

determine the amount of previously approved development attributed to the lot. 

Not Applicable. 
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b. The Board may approve an amendment to the new development schedule approved under 

paragraph 7.a.ii if the applicant shows that financing has been secured for either: 

    i.   completion of at least one new building in the next stage of the amended development 

schedule; or 

            ii.   completion of infrastructure required to serve the next stage of the amended development 

schedule. 

The Applicant has constructed most of the major infrastructure needed to serve the 

remaining stages of the project, including improvements to major public highways, the 

construction of new internal roads and avenues, as well as the provision of water, sewer, and 

electric utilities. 

c. Exclusively residential subdivisions. 

This Application is not an exclusively residential subdivision. This finding and its sub-findings are not 

applicable. 

d. Nonresidential or mixed-use subdivisions. 

This Application is being reviewed under section e; this finding and subsequent sub-findings are not 

applicable. 

 

e. The Board may extend a determination of adequate public facilities once for up to 12 more years 

beyond the otherwise applicable validity period if the Board finds that: 

i. the preliminary plan for the development required a significant commitment of funds by 

the applicant, amounting to at least $3 million, as adjusted annually by the consumer price 

index, to comply with specified infrastructure conditions; 

 

The Applicant has provided significant investment in public infrastructure, including the 

reconstruction and rerouting of MD-121 and West Old Baltimore Road west of I-270, the 

improvement of the MD-212/I-270 interchange which included a new overpass, and the 

construction of Broadway and Cabin Branch avenues. The combined investment in these 

projects exceeds $90 million (Attachment D). 

 

ii. the applicant has met or exceeded the required infrastructure conditions during the original 

validity period; and 

The Applicant has met and exceeded the required infrastructure conditions during the 

original validity period for the project. The Applicant has constructed most of the major 

infrastructure needed to serve the remaining stages of the project, including 

improvements to major public highways, the construction of new internal roads and 

avenues, as well as the provision of water, sewer, and electric utilities. 
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iii. the applicant’s satisfaction of the required infrastructure conditions provides a significant 

and necessary public benefit to the County by implementing infrastructure goals of an 

applicable master plan. 

 

The Applicant’s satisfaction of the required infrastructure conditions has provided a 

significant, necessary public benefit, meeting the goals of the Clarksburg Master Plan.  This 

includes the construction of Cabin Branch Avenue, reconstruction of Clarksburg Road and 

the Clarksburg Road MD-212/I-270 interchange. 

 

 

Preliminary Plan Validity – Section 50.4.2.H 

The Preliminary Plan Amendment requests a three-year (36-month) validity extension for each of the 4 
stages of development for the Preliminary Plan. These 36 months are in addition to any months of 
validity remaining for each stage of development as approved by Preliminary Plan No. 120031100 and 
extended by County Council legislation. To approve a Preliminary Plan validity extension, the Board must 
make the following analysis and findings as part of its approval. 

1. Extension Requests 
 

a.   Only the Board is authorized to extend the validity period. The applicant must submit a request 
to extend the validity period of an approved preliminary plan in writing before the previously 
established validity period expires. 

The Applicant submitted a timely plan validity extension request to the Planning Board.  The 
request was received on 3/19/2019 which is prior to the validity expiration for Stage I of the 
development on 5/6/2019. 

b.   The Director may approve a request to amend the validity period phasing schedule of an 
approved preliminary plan if the length of the total validity period of the preliminary plan is 
not extended. The applicant must submit the request in writing before the previously 
established validity period of the phase expires. 

Not applicable. 

c.   The written request must detail all reasons to support the extension request and include the 
anticipated date by which the plan will be validated. The applicant must certify that the 
requested extension is the minimum additional time required to record all plats for the 
preliminary plan. 

The Applicant has provided a justification statement for the requested extension to the plan 
validity (Attachment D).  The current validity period for Stage I of the application expired on 
5/6/2019.  The request for 36 months of extended validity will allow the Applicant to continue 
the development of what is a large-scale and complex project. Due to the significant and long-
lasting economic difficulties imposed by the 2007 recession, the Applicant has stated that 
they have been unable to proceed with the project at the originally planned speed and 
schedule. The resulting economic changes to the northern half of Montgomery County has 
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significantly reduced demand for office, retail and general commercial use, for which this 
application has nearly 2 million square feet of ground floor retail remaining. Additionally, 
demand for housing has softened in the Clarksburg region. The Applicant has stated that these 
structural economic issues have been the result of significant, unusual and unanticipated 
events beyond their control. The Applicant proposes through this application to shift each of 
the four stages of the development 3 years out, finalizing the buildout of the Subject Property 
by 11/06/2029. The additional three years is the minimum time required for this scale of 
development, which accounts for the need to plan and finance new construction, obtain any 
additional Planning Board approvals, receive permits for and construct new structures. 
Although the majority of the approved development remains to be built, this extension will 
provide the Applicant a development window comparable to that expected for similar 
projects of this scale. 

      2.   Effect of failure to submit a timely extension request. 

The request was received in a timely manner; therefore, the sub-sections herein do not apply. 

      3.   Grounds for extension. 

a.   The Board may only grant a request to extend the validity period of a preliminary plan if the 
Board finds that: 

i.   delays by the government or some other party after the plan approval have prevented the 
applicant from meeting terms or conditions of the plan approval and validating the plan, 
provided such delays are not caused by the applicant; or 

ii.   the occurrence of significant, unusual and unanticipated events, beyond the applicant’s 
control and not caused by the applicant, have substantially impaired the applicant’s ability 
to validate the plan, and exceptional or undue hardship (as evidenced, in part, by the efforts 
undertaken by the applicant to implement the terms and conditions of the plan approval in 
order to validate the plan) would result to the applicant if the plan were not extended. 

The Applicant’s validity extension justification (Attachment D) states that significant, 
unusual and unanticipated events, beyond their control and not caused by the Applicant, 
have impaired their ability to validate the plan, and that an undue hardship would result 
if the validity period is not extended.  The Applicant provided justification detailing 
reasons for the extension as part of the submitted Application, chief among them being 
the significant and long-lasting effects of the 2007 recession which has reduced demand 
for new construction in the northern half of the county. To date, the Applicant has 
expended extensive resources in pursuing development on the Subject Property of over 
$90 million, much of which was invested in public infrastructure that serves the greater 
community. Should the plan not be extended, the Applicant risks losing these major 
investments. 

b.   The applicant bears the burden of establishing the grounds in support of the requested 
extension. 

The Applicant provided Staff with justification (Attachment D) outlining the validity extension 
request and the necessary justifications. As mentioned, the Applicant justified the request 
primarily based on the significant and long-lasting adversity of the 2007 recession and 
subsequent negative economic changes to northern Montgomery County which Staff finds to 
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qualify as a “significant, unusual and unanticipated event(s), beyond their control and not 
caused by the Applicant.”  

      4.   Planning Board considerations for extension. 

a.   The Board may condition the grant of an extension on a requirement that the applicant revise 
the plan to conform with changes to the requirements of this Chapter since the plan was 
approved. 

Staff does not recommend the Board require the Applicant to conform to any changes that 
have occurred in Chapter 50 since the initial approval date. 

b.   The Board may deny the extension request if it finds that the project, as approved and 
conditioned, is no longer viable. The Board must consider whether the project is capable of 
being financed, constructed, and marketed within a reasonable time frame. The Applicant 
must demonstrate the project’s viability upon request by the Board or the Director. 

Staff does not recommend that additional information on the feasibility of the project be 
required. Staff recognizes that much of the remaining development is composed of 
approximately 1.86 million sq. ft. of approved office space. Following the recession, the 
market for office space in the I-270 corridor, and up-county in general, has been anemic. 
Nevertheless, there is hope that a recovery in demand for commercial space will occur in the 
near future. 

      5.   Planning Board action. 

a.   After a duly noticed public hearing, the Board must determine whether it should grant a 
request for an extension. The requirements for noticing and conducting a public hearing must 
follow the requirements for a preliminary plan. 

The Preliminary Plan Amendment was noticed as other amendments pursuant to the 
requirements of Chapter 50 and the Development Manual and is scheduled for a public 
hearing before the Board as required. 

b.   If voting to approve an extension, the Planning Board must only grant the minimum time it 
deems necessary for the applicant to validate the plan. 

The Applicant has requested a 3-year extension to the Preliminary Plan and states this is the 
minimum necessary to complete the validation.  Staff agrees with the Applicant’s request as 
a reasonable amount of time given the scale and complexity of this development. 

c.   The Board may only grant an extension to a preliminary plan within the plan’s APFO validity 
period, unless a further extension is allowed by law. 

As part of this application, the APFO validity period will be extended by an additional three 
years to match the Preliminary Plan validity Period. 

d.   An applicant may request, and the Board may approve, more than one extension. 

This is the first request for a plan validity extension made for the current Preliminary Plan 
approval. 
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e.   Once a phasing schedule is approved by the Board as part of a preliminary plan approval, the 
Board must treat any revision or alteration to the schedule other than an amendment 
approved under Section 4.3.J.7 as a minor amendment to the preliminary plan. Board approval 
of a revised phasing schedule is required to extend the total length of the validity period. 

This application is being reviewed as a minor amendment to the Preliminary Plan with a full 
review and hearing by the Planning Board. 

 

 
SECTION 5: CONCLUSION 

 
Preliminary Plan Amendment No. 12003110D meets all requirements established under Section 50.4.2.D, 
50.4.2.H, and 50.4.3.J of the zoning ordinance. Based on this analysis, the Applicant has qualified for an 
extension of the APF validity period and Preliminary Plan validity period. Staff recommends approval of 
this Application, with the conditions as enumerated in the Staff Report. 
 
 
ATTACHMENTS 
 
Attachment A –Resolution for Preliminary Plan No. 12003110B 
Attachment B – Results of 2008 Traffic Study for Preliminary Plan No. 12003110B 
Attachment C– 2014 Traffic Study for Site Plan No. 820140160 
Attachment D – Applicant Statement of Justification 
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CLARKSBURG PREMIUM 

OUTLETS AT CABIN BRANCH 

LOCAL NETWORK  
TRANSPORTATION ANALYSIS 

April 2, 2014 
	

Attachment C



INTRODUCTION 
 
This document provides a summary of the local transportation network with the 
Clarksburg Premium Outlets at Cabin Branch.  The Cabin Branch Community is located 
west of the I-270/Maryland 121 (Clarksburg Road) interchange in the Clarksburg policy 
area of Montgomery County, Maryland.     
 
Overall, the project includes 1,886 households and 2,420,000 square feet of commercial 
space.  Improvement associated with the Cabin Branch Community with the Outlet 
Center is shown schematically on Figure 1.    
   
BACKGROUND TRAFFIC  
 
Existing traffic counts (March 19, 2013) and pipeline development trips as shown in 
Wells + Associates April 2013 Cabin Branch LATR Update were used as background 
traffic conditions.  
 
TRIP GENERATION  
 
The numbers of trips that will be generated by Cabin Branch and the Outlet Center 
upon completion of the Outlet Center have been estimated and are shown on Table 1.    
 
TRAFFIC FORECASTS 
 
The site generated traffic volumes shown in Table 1 were assigned to the local roadway 
network according to the directional distributions described in the LATR Update.   The 
site generated traffic volumes were added to total background traffic volumes to yield 
total future traffic forecasts shown on Figure 2.       
 
TOTAL FUTURE INTERSECTION CLV’s 
 
Total future peak hour Critical Lane Volumes (CLV) were calculated at the key 
intersections based on the total future lane usage and traffic controls shown on Figure 1 
and the Cabin Branch Traffic Forecasts with Outlet Center shown on Figure 2.   The 
results are presented in Attachment A and summarized in Table 2.   
 
CONCLUSIONS 
 
The current CLV standard in the Clarksburg planning area is 1,425 and the traffic 
analysis of Cabin Branch with Outlet Center indicates the study intersections will 
operate well below the 1,425 CLV standard.   This conclusion is expected since the 
roadway improvements have been scaled to accommodate build-out of Cabin Branch 
and the traffic forecasts represent a portion of the total commercial development.      
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Table 1

Cabin Branch Development with Outlet Center
Development Program & Trip Generation Analysis

Land Use Code Size Units

In Out Total In Out Total

Residential

M-NCPPC 938 D.U. 152 455 607 506 284 790

M-NCPPC 581 D.U. 52 251 303 210 104 314

M-NCPPC 271 D.U. 22 89 111 84 44 128

Residential Subtotal 1,790 D.U. 226 795 1,021 800 432 1,232

Internal to Retail 15% -14 -35 -50 -51 -47 -98

Internal to Employment 15% -4 -6 -11 -8 -6 -15

New Residential Trips 208 753 961 741 378 1,119

Service/Public Use (S/P)

Elderly Housing M-NCPPC 500 D.U. 14 26 40 30 25 55

New Residential and S/P Trips Total 2,290 222 779 1,001 771 403 1,174

Commercial/Employment

M-NCPPC 9,000 S.F. 15 13 28 58 53 111

Outlet Center ITE (823) 450,000 S.F. 220 82 302 258 290 548

Retail Subtotal 459,000 235 95 330 316 343 659

Internal to Residential 15% -35 -14 -50 -47 -51 -98

Internal to Employment 15% -4 -6 -11 -8 -6 -15

196 74 270 260 286 546

M-NCPPC 3,500 S.F. 5 1 6 4 21 25

ITE (310) 87,500 S.F. 38 26 64 37 35 72

Employment Subtotal 91,000 S.F. 43 27 70 41 56 97

Internal to Residential 15% -6 -4 -11 -6 -8 -15

Internal to Retail 15% -6 -4 -11 -6 -8 -15

30 19 49 29 39 68

New Commericial/Employment Trips 550,000 S.F. 226 93 319 289 325 614

Total Cabin Branch External Trips 448 873 1,320 1,060 729 1,788

Approved Cabin Branch Trips November 2004 2,451 1,220 3,671 1,386 2,577 3,963

Comparison - CB w/Outlet vs. Approved -2,004 -348 -2,351 -327 -1,849 -2,175

General Office

AM Peak Hour PM Peak Hour

Single Family Detached

Townhouses

Multi-Family

Retail

New Retail Trips

Hotel

New Employment Trips
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Table 2

Cabin Branch Development with Outlet Center
Intersection Critical Lane Volume Summary  

INTERSECTION Time Total Future w/

Period Outlet Center

CLV STD 1,425

Clarksburg Road (MD 121)/ AM Peak 762

   I-270 NB off-ramp PM Peak 1,118

Clarksburg Road (MD 121)/ AM Peak 610

   I-270 SB off-ramp PM Peak 883

Clarksburg Road (MD 121)/ AM Peak 614

   Goldeneye Ave (Whelen Rd) PM Peak 770

Clarksburg Road (MD 121)/ AM Peak 483

   Cabin Branch Avenue PM Peak 669



 
 
 
Attachment A -  CLV Worksheets 



At:

County/State:

Scenario/Design Year:

Computed by:
Run Date:

AM Peak Hour PM Peak Hour

0 0 0 CLARKSBURG ROAD 0 0 0

0 0

0 1,593 FF 0 1,277

433 219 FF 684 320

70 131

3
2

5

0

6
6

2 F
F

1
2

5
4

8
2

1

0

1
,5

3
7

Number Level of

Intersection Control: Signal X Stop Ways of Lanes Service

RTOR/Overlap (AM): SB EB WB

RTOR/Overlap (PM): SB EB WB

Critical

* Opposing Lane *

Volume Lefts Volume

EB T 229 219 448  0 684 320 683 *

WB T 589 0 589 * 589 1277 0 472  

NB L 172 0 172 * 172 821 0 435 *

SB none 0 0 0  0 0 0 0  

SUM:  762         SUM:  1,118      

Critical Lane Volume 

Level of Service 

Calculations

Intersection:

Critical 

Lane 

Volume

7:15am-8:15am

NB 4 0.30

Volume

1 1.00

Clarksburg Road

Phase Movement Volume

Lane 

Use 

Factor

433 0.53

Lane 

I-270 NB off-ramp

2

I-2
7

0
 N

B

0.53

Lane Configuration

Factor

JW

Outlet Center

Montgomery Co, MD

NB

WB T

2 left 0.53

5:00pm-6:00pm

Lane Use Critical Lane

3 0.37

none

1593 0.37

0.53

Lane 

Volume

Opposing 

Lefts

Lane

Use

Factor

0.37

0.53
Movement

EB T
Phase

1.00

325 0.53NB L

9/4/2014

472

435

Volume

363

0 1.00 SB 0

N

TRANSPORTATION, TRAFFIC, AND PARKING CONSULTANTS
5 Wirt Street SW, Leesburg, Virginia 20175

Phone: (703)443-1442     Facsimile: (703)443-1225 

9/4/2014

09.03.14 CLVs-Phasing Bridge Widening

Wells + Associates, Inc.

Leesburg, Virginia



At:

County/State:

Scenario/Design Year:

Computed by:
Run Date:

AM Peak Hour PM Peak Hour

8
1 0

2
6

0 CLARKSBURG ROAD

8
9 0

3
2

0

1,309 945

0 660 0 1,063

220 0 FF 576 0

740 594

0 0 0

1
2

5
4

0 0 0

Number Level of

Intersection Control: Signal X Stop Ways of Lanes Service

RTOR/Overlap (AM): SB EB WB

RTOR/Overlap (PM): SB EB WB

Critical

* Opposing Lane *

Volume Lefts Volume

EB T 117 0 117  0 576 0 305  

WB T 350 0 350 * 350 1063 0 563 *

NB none 0 0 0  0 0 0 0  

SB L 260 0 260 * 260 320 0 320 *

SUM:  610         SUM:  883         

4:45pm-5:45pm

Factor

0.532NB

0.373

Use Lane 

1 1.00

0.30

Intersection:

Montgomery Co, MD

JW

Clarksburg Road

I-270 SB Ramp

Outlet Center

220 0.53 EB T

Opposing 

LeftsVolume

Lane 

Use 

Factor

1.00

660

1.00 0

320

0 1.00

2 left 0.53

Movement

Critical 

Lane 

Volume Volume

Lane

Phase

7:00am-8:00am Lane Configuration

Critical Lane Volume 

Level of Service 

Calculations

Movement

9/4/2014

NB 4

Critical Lane

Factor Volume

I-2
7

0
 S

B

Lane Use

Lane 

Volume Phase

260 1.00 SB L

NB none

305

0.53 WB T 0.53 563

0.53

N

TRANSPORTATION, TRAFFIC, AND PARKING CONSULTANTS
5 Wirt Street SW, Leesburg, Virginia 20175

Phone: (703)443-1442     Facsimile: (703)443-1225 

9/4/2014

09.03.14 CLVs-Phasing Bridge Widening

Wells + Associates, Inc.

Leesburg, Virginia



At:

County/State:

Scenario/Design Year:

Computed by:
Run Date:

AM Peak Hour PM Peak Hour

4 0

4
6 CLARKSBURG ROAD 4 0

6
4

73 40

5 600 4 975

866 136 932 187

3 4

1 0 6
1

1
2

5
4 5 0

2
0

1

Number Level of

Intersection Control: Signal Stop Ways of Lanes Service

RTOR/Overlap (AM): SB EB WB

RTOR/Overlap (PM): SB EB WB

Critical

* Opposing Lane *

Volume Lefts Volume

EB LTR 463 72 535 * 535 940 99 597 *

WB LTR 299 5 304  0 1202 4 449  

NB LTR 33 46 79 * 79 206 64 173 *

SB LTR 50 1 51  0 68 5 73  

SUM:  614         SUM:  770         

G
O

L
D

E
N

 E
Y

E

Lane Use Critical Lane

Factor Volume

WC

9/4/2014

7:15am-8:15am Lane Configuration 4:45pm-5:45pm

Critical Lane Volume 

Level of Service 

Calculations

Intersection: Clarksburg Road

Whelan Lane/Golden Eye

Montgomery Co, MD

Outlet Center

2 left 0.53

3 0.37

NB 4 0.30

1 1.00

NB 2 0.53

874 0.53 EB LTR 0.53 498

Critical 

Lane 

Volume Phase Movement

Lane

Use Lane 

Factor VolumePhase Movement Volume

Lane 

Use 

Factor

Lane 

Volume

Opposing 

Lefts

50 1.00 SB LTR 1.00 68

62 0.53 NB LTR 0.53 109

809 0.37 WB LTR 0.37 445

N

TRANSPORTATION, TRAFFIC, AND PARKING CONSULTANTS
5 Wirt Street SW, Leesburg, Virginia 20175

Phone: (703)443-1442     Facsimile: (703)443-1225 

9/4/2014

09.03.14 CLVs-Phasing Bridge Widening

Wells + Associates, Inc.

Leesburg, Virginia



At:

County/State:

Scenario/Design Year:

Computed by:
Run Date:

AM Peak Hour PM Peak Hour

0 0 0 CLARKSBURG ROAD 0 0 0

0 0

0 481 0 669

593 125 713 315

5 7

2 0

2
8

0

1
2

5
4 7

2
2

7

Number Level of

Intersection Control: Signal Stop Ways of Lanes Service

RTOR/Overlap (AM): 280 SB EB WB

RTOR/Overlap (PM): 315 SB EB WB

Critical

* Opposing Lane *

Volume Lefts Volume

EB TR 317 66 383  0 720 167 549  

WB T 481 0 481 * 481 669 0 669 *

NB L 2 0 2 * 2 -88 0 -88  

SB none 0 0 0  0 0 0 0 *

SUM:  483          SUM:  669          

C
A

B
IN

 B
R

A
N

C
H

 A
V

E

Lane Use Critical Lane

Factor Volume

Wells

9/4/2014

7:00am-8:00am Lane Configuration 5:00pm-6:00pm

Critical Lane Volume 

Level of Service 

Calculations

Intersection: Clarksburg Road

Cabin Branch Ave

Montgomery Co, MD

Outlet Center

2 left 0.53

3 0.37

NB 4 0.30

1 1.00

NB 2 0.53

598 0.53 EB TR 0.53 382

Critical 

Lane 

Volume Phase Movement

Lane

Use Lane 

Factor VolumePhase Movement Volume

Lane 

Use 

Factor

Lane 

Volume

Opposing 

Lefts

0 1.00 SB none 1.00 0

2 1.00 NB R 1.00 -88

481 1.00 WB T 1.00 669

N

TRANSPORTATION, TRAFFIC, AND PARKING CONSULTANTS
5 Wirt Street SW, Leesburg, Virginia 20175

Phone: (703)443-1442     Facsimile: (703)443-1225 

9/4/2014

09.03.14 CLVs-Phasing Bridge Widening

Wells + Associates, Inc.

Leesburg, Virginia
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