
   

 
  

 

 

 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

• Staff recommends approval of the Creekside at Cabin Branch Preliminary Plan Amendment No. 12020005A with 

conditions.  

• Due to a development moratorium imposed by the FY 2020 School Test, the Planning Board approval for Preliminary 

Plan No. 120200050 (Resolution MCPB No. 20-129) was limited to 187 units, out of the Applicant’s requested 326 units.  

• School capacity is now available under the FY 2022 School Test to approve the remaining 139 dwelling units, for a total 

of 326 dwelling units. 

• The Applicant is conveying an additional +/-31.3 acres as parkland to the Maryland-National Capital Park and Planning 

Commission (M-NCPPC) for a total of +/-312.04 acres of parkland dedication. 

• To date, Staff has received one community correspondence with general procedural questions on this Application.  

  

 
 
 
 
 

Summary 

MCPB 
Item No.    
Date: 7/29/21 

Creekside at Cabin Branch: Preliminary Plan Amendment No. 12020005A  
 

Angelica Gonzalez, Planner Coordinator, Upcounty Planning, Angelica.Gonzalez@Montgomeryplanning.org, (301) 495-4583 

Sandra Pereira, Supervisor, Upcounty Planning, Sandra.Pereira@montgomeryplanning.org,  (301) 495-2186 

Patrick Butler, Chief, Upcounty Planning, Patrick.Butler@montgomeryplanning.org, (301) 495-4561   

Request to amend the school adequacy test with an additional 139 
residential dwelling units for a total of 326 units and to convey an 
additional +/-31.3 acres for parkland. 
Location: on the northwest quadrant of the intersection of MD 
Route 121 (Clarksburg Road) and West Old Baltimore Road 
Master Plan: 1994 Clarksburg Master Plan & Hyattstown Special 
Study Area; 2014 Ten Mile Creek Area Limited Amendment  
Zone:  RNC Zone and Clarksburg West Environmental Overlay Zone 
Property Size: 402.6 acres 
Applicant: Shiloh Farm Investments, LLC & Pulte Home Corporation 
Acceptance Date:  April 19, 2021 
Review Basis:  Chapter 50 and Chapter 59 
 
 

 
 

 
 
 

Description 

Completed: 7/16/21 
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SECTION 1 – RECOMMENDATION & CONDITIONS 
 
PRELIMINARY PLAN AMENDMENT NO. 12020005A:  Staff recommends approval with conditions of the 

Preliminary Plan Amendment. Except as modified below, all previous conditions of approval remain in full 

force and effect. 

 

General Approval 
1) This Preliminary Plan is limited to 326 lots and 22 parcels for 326 dwelling units, including 118 

single-family detached dwelling units and 208 single-family attached dwelling units for a 

residential development, including a minimum of 12.5 percent moderately priced dwelling 

units (MPDUs). Based on the FY20 Schools Test, this approval is limited to 60 single-family 

detached dwelling units and 127 single-family attached dwelling units for a total of 187 

dwelling units. 

 

5) The Applicant must convey to Maryland-National Capital Park & Planning Commission 

(“Commission”) the  +/-280.8 312.04 acre portion of the Subject Property identified as Phase 

1 and Phase 2 as shown on Sheet 18B of the Preliminary Plan for use as a master planned park 

per the 2014 Ten Mile Creek Area Limited Amendment Master Plan.  Phase 1 conveyance 

areas to be deeded to the Department of Parks prior to the release of the fifth (5th) building 

permit. Phase 2 conveyance areas to be deeded to the Department of Parks after project 

completion and stabilization following project completion and planting maintenance period 

or 10 years from the release of the fifth building permit, whichever comes first. All work 

proposed on future parkland must be reviewed and approved through the Park Construction 

Permit review process. Prior to accepting the conveyance of any parkland, the following 

conditions must be met:  

a. Applicant to conduct a boundary survey and set field survey markers (Green and Whites) 
as part of the land transfer.  

b. Areas to be conveyed to Parks must be free and clear of unnatural debris and structures, 
unless otherwise approved.  

c. Afforestation projects occurring within Park conveyance areas need be reviewed and 
approved by Parks Natural Resources Staff and Urban Forester. Afforestation occurring in 
areas of parkland conveyance needs to be considerate of hazard tree distance standards 
and maintenance requirements relative to planned improvements.  
 

11) The Applicant must provide an easement for a continuous natural surface trail connection 
from the residential development to the 10-acre neighborhood park. Prior to issuance of each 
building permit above 60 single-family detached and 127 single-family attached dwelling 
units, the Applicant must obtain an assessment from Montgomery County Department of 
Permitting Services (MCDPS) for Utilization Premium Payments (UPPs) consistent with the 
Growth and Infrastructure Policy, as follows: 
a) no elementary school UPP required; 
b) no middle school UPP required; and 
c) a Tier 2 high school UPP per unit. 
The timing of the payment to be determined by MCDPS. 
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24) Prior to the approval of the Certified Preliminary Plan, the Applicant must illustrate all land 
necessary for dedication to accommodate a minimum of the 40 feet required for right-of-way 
dedication as measured from the centerline along the entire along the frontage of West Old 
Baltimore Road. The Applicant must provide this dedication and demonstrate this on the 
record plat. 

 
29) The Adequate Public Facilities (“APF”) review for the Preliminary Plan will remain valid for 

eighty-four (84) months from the initiation date of the Planning Board Resolution No. MCPB 
20-129 (February 14, 2021). The Applicant must comply with the following cumulative 
development triggers for the APF to remain valid:The development must be phased as 
follows, as measured from that date: 

i.  Schools – The Schools portion of the APF test is limited to 187 dwelling units (60 single-
family detached dwelling units and 127 single-family attached). The Applicant must 
amend the Preliminary Plan to allow up to 326 total dwelling units on the Property when 
school capacity is available, as determined by the applicable Schools test. Provided this 
occurs within the APF validity period, no other APF tests are required. 

ii. Transportation and Other Public Facilities – The Transportation and Other Public Facilities 
portion of the APF test covers the full density permitted on the Property, up to 326 
dwelling units. The development must be phased, as follows: 

i. Within four years (48 months) building permits for at least 100 50 dwelling units 
are issued by Montgomery County. 

ii. Within six years (72 months) building permits for at least 187 237 dwelling units 
are issued by Montgomery County. 

iii. Within seven years (84 months) all building permits are issued by Montgomery 

County. 

 
44) Prior to submittal of the Certified Preliminary Plan, the Applicant must make the following 

changes: 
a. Include a copy of the resolution and applicable Agency approval letters on the approval 

sheets. 
b. Remove the following note on applicable sheets in the Preliminary Plan,  

Final Architecture and building height shall be determined at building permit. 
c. The Applicant must revise the Cephas Summers House exhibit demonstrating that a 10.21-

acre lot is proposed for the Historic Cephas Summers House property. Any applicable 
sheets with the Historic Summers Cephas property identified as a parcel must also be 
relabeled as a lot for consistency.  

d. Update all applicable sheets in the Preliminary Plan to include the additional 0.67 acres of 

additional land to be conveyed to M-NCPPC Parks. The net tract area and the conservation 

management area must also be updated to reflect this change. 

e. Sheet 4: 
i. Update the data table to match the data table in the staff report. 

ii. Replace note 5 with the following note: 
There are two historical resources on the site listed on the Maryland inventory 
of historic places. The Cephas Summers House (m:13-25) is a locally-designated 
property and includes a 10.21-acre buffer per the approved master plan, and 
an additional property (m:13-55), are both located along the eastern end of 
the site boundary.  

iii. Add lot area for proposed 10.21-acre lot for the Cephas Summers House.  
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      f. Sheet 18B: 
i. Include the parcel south and west of the Historic Cephas House property as an 

HOA parcel.  
ii. Modify the Phase 2 conveyance area to include 0.67 acres of additional acreage. 

This area, currently shown to be HOA property, is located between the 
westernmost proposed cul-de-sac and the mainstem of Ten Mile Creek. 

b. Update all applicable sheets in the Preliminary Plan to include the additional +/-31.3 acres 
of additional land to be conveyed to M-NCPPC. The net tract area and the conservation 
management area must also be updated to reflect this change. 
 

45) Prior to recordation of a plat for the Subject Property, the Applicant must preserve in 
perpetuity either by dedication as parkland or by application of one or more easement(s) or 
covenant(s) an area amounting to no less than 80 percent (or approximately +/-322 acres) of 
the net tract area of the Subject Property, as qualified rural open space and as identified on 
the Certified Preliminary Plan. The Applicant must record the easement(s) or covenant(s), in a 
form approved by the M-NCPPC Office of General Counsel, among the Montgomery County 
Land Records. The easement(s) or covenant(s) must include provisions for public access within 
the trail network of the Subject Property, and the potential for future connections to/from 
adjoining properties. Reference to the recorded easement or covenant must be noted on the 
Certified Site Plan and record plat(s). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



5 
 

SECTION 2 – VICINITY & SITE DESCRIPTION 
Vicinity 
 
The Property is located on the northwest quadrant of the intersection of MD Route 121 (Clarksburg Road) 
and West Old Baltimore Road, as outlined in Figure 1 below.  The Property is bounded by Clarksburg Road, 
single‐family detached residential parcels, and parkland to the east in the RNC and RE-1 Zones.  East of 
Clarksburg Road is the Cabin Branch residential development in the CRT-0.5 C-0.25 R-0.25 H-65 T Zone. 
Ten Mile Creek Conservation Park is located to the west and zoned Rural. Forested land is to the north in 
the Rural and RE-1 Zones which includes the Ten Mile Creek Conservation Park, and single‐family detached 
residential parcels to the south in the RE-1 Zone as shown in Figure 1 and 2. 
  

 
      Figure 1 – Zoning Map 
 
Site Analysis 
 
The Preliminary Plan Application consists of three parcels, Parcel P600 on Tax Map EV13, Parcels P900 on 
Tax Map DW61 and Tax Map EV13 and P222 on Tax Map EV12, totaling approximately +/-402.6 acres 
(gross tract area) of land (“Property”, “Subject Property” or “Application Area”) as shown in Figure 2. The 
Property is located in the Rural Neighborhood Cluster (RNC) Zone and also located in the Clarksburg West 
Environmental (CWE) Overlay Zone, which limits impervious surfaces for the Application to six percent 
(6%). The Property is also within the Ten Mile Creek Special Protection Area (SPA). Access is currently 
provided from Clarksburg Road via a driveway north of the Historic Cephas House parcel to Parcel 600 to 
an existing farmhouse. A second driveway exists along Clarksburg Road for access to the existing historic 
Cephas Summers House.  
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Figure 2 – Application Area Map 
 
The Property includes a mix of woodlands, a farmhouse and accessory structures, farm fields, and forest 
covering much of the stream valleys.  The Property drains to three subwatersheds of the Little Seneca-
Ten Mile Creek watershed: LSTM 110, LSTM 111, and LSTM 112, including two identified by the Master 
Plan as being the most sensitive subwatersheds—LSTM 110 and LSTM 111. There are no FEMA mapped  
floodplains on or within 100 feet of the Subject Property; however, there is an M-NCPPC mapped 
floodplain on the Property.  There is also a locally‐designated historic resource on the Property located 
along Clarksburg Road, as referenced in the Master Plan, and known as the Cephas Summers House. The 
Cephas Summers House is currently accessed from Old Clarksburg Road. Not part of the Subject Property 
is an existing four-acre parcel—P225 and Tax Map EV12. The parcel, known as the Delaney property, is 
currently landlocked on the southern portion of the Property with an access easement from Old 
Clarksburg Road through the Property. 
 

 
SECTION 3 – APPLICATIONS & PROPOSAL 

 
Previous Applications 
 
Preliminary Plan 119882540 
On October 28, 1988 the Environmental Planning Division reviewed Preliminary Plan Application No. 
119882540 for a request to create 193 lots. At the time staff recommended denial of the plan since the 
proposal did not incorporate minimum standards outlined in the Germantown Master Plan. Also, the 
proposal did not address stormwater issues or provide a conveyance study as part of the application.  
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Pre-Preliminary Plan 720130060 
On May 9, 2013, the Planning Board reviewed a Pre-Preliminary Plan to construct a residential 
development on the Subject Property for 1,007 dwelling units (303 townhouses and 704 single-family 
detached) located on the Pulte and King properties. The Applicant requested Planning Board guidance on 
how the application conformed or not to the Clarksburg Master Plan, Subdivision Regulations, and the 
Zoning Ordinance.  At the time, Staff did not recommend that the Applicant proceed with filing of a 
preliminary plan since the Application was not in conformance with the 1994 Clarksburg Master Plan & 
Hyattstown Special Study Area (“1994 Plan”).  
 
Concept Plan 520190190 
In June 2019, Concept Plan No. 520190190 was reviewed for a proposal to construct a residential 
development on the Subject Property for 312 new single-family detached and townhouse units that was 
generally consistent with the Subject Application. The various development review agencies provided 
preliminary comments on the proposed layout and design.  
 
Preliminary Plan 120200050 
On December 3, 2020 the Planning Board approved Preliminary Plan No. 120200050 to create 326 lots for 
a residential development, including 12.5 percent MPDUs, and one existing single-family detached 
dwelling unit for a total of 326 dwelling units. Based on the FY20 Schools Test, the approval was limited 
to 60 single-family detached dwelling units and 127 single-family attached dwelling units for a total of 187 
dwelling units. The Application also included conveyance of approximately +/-280.8 acres to M-NCPPC, 
which included 10-acres for a local Neighborhood Park, for the Ten Mile Creek Stream Valley Park, and 
establishment of 22 parcels for on-site open space and amenities. The Preliminary Plan also provided 
dedication to MCDOT to create a new network of public streets and created parcels for private alleys.  
 
Application Under Review 
 
Site Plan 820200160 
Site Plan No. 820200160 was accepted on July 1, 2020 for residential development of 326 new dwelling 
units, including 117 total single-family detached units and 208 townhouse units, and retention of one 
existing dwelling unit.  The Site Plan includes 41 MPDU dwelling units which is 12.5 percent of the total 
proposed number of units.  The Site Plan provides refinement on the design of the various on-site open 
space areas, recreation amenities, and general architectural character for the residential development.  
Although the Site Plan is currently under review; it will not be presented at the Planning Board 
concurrently with Preliminary Plan Amendment No. 12020005A as requested by the Applicant. 
 
Proposal  
 
The Applicant seeks approval of Preliminary Plan Amendment No. 12020005A to amend the school 
adequacy test with an additional 139 residential dwelling units for a total of 326 units. The layout of the 
original subdivision is not changed by this Amendment. With these changes, the Application will include 
a total of 326 residential dwelling units as requested under the original Preliminary Plan Application. The 
Applicant will also be conveying an additional +/-31.3 acres of land to M-NCPPC for parkland for a total of 
+/-312.04 acres which is highlighted in red in Figure 3 below.  Since this area will no longer be owned by 
the future Homeowners Association and it will now be conveyed for parkland, this area will be removed 
from the conservation management plan. 
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Figure 3 – Parkland Conveyance Areas 

 
As part of the Preliminary Plan Amendment, Condition 45 is also being included to clarify the long term 
care of the rural open space and Condition 24 is being revised to update the dedication area from right-
of-way to park dedication to preserve the landscape along West Old Baltimore Road, an exceptional rustic 
road. The two conditions do not materially change the substance of the Preliminary Plan Amendment 
Application. 
 
 

SECTION 4 – ANALYSIS & FINDINGS  
 

All previous findings remain in full force and effect except as modified below. 
 

1. The layout of the subdivision, including size, width, shape, orientation and density of lots, and 
location and design of roads is appropriate for the subdivision given its location and the type of 
development or use contemplated and the applicable requirements of Chapter 59;  
 
The layout of the subdivision is not changed by this Amendment, but a minor update to the 
development standards table is necessary to reflect the additional +/-31.3 acres of land that will be 
conveyed to M-NCPPC for parkland as shown on Table 1 as follows:  

 
Table 1 – Development Standards for the RNC & Clarksburg West Environmental Overlay Zones 

Development Standards  
 
  

Clarksburg West 
Environmental Overlay 
Zone 
Sect. 59.4.9.5 

Required by the Zone 
Optional Method 
Development  
Sect. 59.4.3.5 

Proposed for Approval 
 
  

Tract Area n/a n/a 402.6 acres 

Net Tract Area n/a n/a +/-76.46 acres 

Dedication – Public Roads n/a n/a 12.6 acres 
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Development Standards  
 
  

Clarksburg West 
Environmental Overlay 
Zone 
Sect. 59.4.9.5 

Required by the Zone 
Optional Method 
Development  
Sect. 59.4.3.5 

Proposed for Approval 
 
  

Dedication – Private Roads (alleys) n/a n/a 1.5 acres 

Conveyance – Parks n/a n/a +/-312.04  acres 

 

2. Public facilities will be adequate to support and service the area of the approved subdivision  
 
The full Preliminary Plan build-out (326 units) satisfies the Adequate Public Facilities (APF) review as 
explained below. 

 
The APF test conducted for Preliminary Plan No. 120200050 covered transportation and other public 
facilities for the Project’s total anticipated density, including up to 326 dwelling units. However, the 
Planning Board could only approve the 187 residential dwelling units under the applicable FY20 
Annual School Test, since there was insufficient school capacity at the time to approve 326 dwelling 
units. Thus, the Applicant was directed to amend the Preliminary Plan when school capacity was 
available for the remaining 139 dwelling units. 
 
School capacity is now available under the updated FY22 Annual School Test, and the Applicant is 
requesting approval for the remaining 139 dwelling units. Since all other public facilities were 
determined to be adequate by Preliminary Plan No. 120200050, this Amendment only evaluates the 
school’s portion of the APF analysis for the additional 139 dwelling units (for a total of 326 dwelling 
units). Condition 29 for APF will be revised to reflect the increase in school capacity which accounts 
for the total number of requested units. The Amendment also includes conveyance of additional land 
area for parkland along with minor changes to the development conditions which does not impact 
the public facilities review.  
 
Additionally, the APF phasing schedule has been adjusted to shift the requirement for the completion 
of 50 dwelling units from the first phase to the second phase. This is to accommodate the Applicant’s 
concern that hurdles caused by the global economic conditions during the COVID-19 pandemic may 
impede the ability to achieve the initial goal. The original phasing timeline remains, and this revision 
does not amount to an extension of the APF validity. 
 
School Capacity 
The Property is located within the Clarksburg High School cluster and is within the attendance area 
for Clarksburg Elementary and Rocky Hill Middle Schools. The Application was reviewed for school 
adequacy for the remaining 139 dwelling units, in addition to the 187 dwelling units previously 
approved (for a total of 326 dwelling units). The following analysis evaluates at the school capacity 
within each of these schools and the Application’s impacts to the school’s enrollment for Phase 2. 
 
Overview and Applicable School Test 

The proposed Preliminary Plan Amendment is scheduled to come before the Planning Board on July 

29, 2021. Therefore, the updated FY22 Annual School Test, approved by the Planning Board on June 

17, 2021 and effective July 1, 2021, is applicable. This amendment proposes 58 single family detached 

units and 81 single family attached units, for a total of 139 units. 

 

School Adequacy Test  
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The Application is served by Clarksburg Elementary School, Rocky Hill Middle School and Clarksburg 

High School. Based on the FY22 Annual School Test results, the student enrollment and capacity 

projections for these schools are noted in the following table: 

 

School 

Projected School Totals, 2025 

Adequacy 
Status 

Adequacy Ceilings 

Program 
Capacity Enrollment % Utilization 

Surplus/ 
Deficit Tier 1 Tier 2 Tier 3 

Clarksburg ES1 311 256 82.3% +55 No UPP 140 157 170 

Rocky Hill MS 1,020 1,048 102.7% -28 No UPP 98 176 329 

Clarksburg HS 2,034 2,468 121.3% -434 Tier 2 UPP     278 

Table 2 - Applicable FY2022 School Adequacy 

 

The school adequacy test determines the extent to which an applicant is required to make a Utilization 

Premium Payment (UPP) based on each school’s adequacy status and ceilings, as determined in the 

Annual School Test. Under the FY22 Annual School Test, Clarksburg Elementary School and Rocky Hill 

Middle School do not require any UPP. However, development approved within the Clarksburg HS 

service area for this amendment is subject to a Tier 2 UPP as identified in Table 2. If the Amendment 

is estimated to generate more students than the identified ceilings, then additional UPPs or partial 

payments at multiple tiers may still be required. 

 

Calculation of Student Enrollment Impacts 

To calculate the number of students generated by the proposed amendment, the number of dwelling 

units is multiplied by the applicable School Impact Area student generation rate for each school level.  

Dwelling units are categorized by structure type: single family detached, single family attached 

(townhouse), low-rise multifamily unit, or high-rise multifamily unit. 

 

With a net of 139 units that are not age-restricted, the proposed amendment is estimated to generate 

the following number of students based on the subject property’s location within a Turnover Impact 

Area: 

 

Type of Unit 

Net 
Number of 

Units 

ES 
Generation 

Rates 

ES 
Students 

Generated 

MS 
Generation 

Rates 

MS 
Students 

Generated 

HS 
Generation 

Rates 

HS 
Students 

Generated 

SF Detached 58 0.185 10.730 0.108 6.264 0.154 8.932 

SF Attached 81 0.225 18.225 0.123 9.963 0.159 12.879 

MF Low-rise 0 0.107 0.000 0.058 0.000 0.070 0.000 

MF High-rise 0 0.051 0.000 0.024 0.000 0.030 0.000 

TOTALS 139   28   16   21 

Table 3 - Estimated Student Enrollment Impacts 

 
1 Projected enrollment reflects the estimated impact of CIP P651901, which will reassign students between 

Clarksburg ES and Clarksburg ES #9 in 2023. 
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As shown in Table 3, on average, this amendment is estimated to generate 28 elementary school 

students, 16 middle school students and 21 high school students. The number of students generated 

does not exceed the adequacy ceilings identified for each school in Table 2. Therefore, no additional 

UPPs are required and neither are partial payments across multiple UPP tiers. 

 

Analysis Conclusion  

Based on the school capacity analysis performed, using the updated FY22 Annual School Test, the 

additional 139 units proposed with this Amendment are subject to a Tier 2 high school Utilization 

Premium Payment as conditioned. 

 

Montgomery County may modify the per unit UPP rates prior to payment of any required UPPs. The 

Applicant must pay the above UPPs to MCDPS based on the rates in effect at the time of payment. As 

conditioned, the Application will be required to pay the above UPPs to MCDPS. 

 

 
SECTION 5 — COMMUNITY OUTREACH  

 
The Applicant has met all proper signage, noticing and pre-submission meeting requirements for the 
Preliminary Plan Amendment.  Due to the scope of the Application a pre-submission meeting is not 
required.  To date, staff has received one inquiry with general questions about the Amendment 
(Attachment 4). 
 
 

SECTION 6: CONCLUSION 
 
With the conditions of approval specified at the beginning of this report, this Preliminary Plan Amendment 
application is limited to amend the school adequacy test and to convey an additional +/-31.3 acres for 
parkland. The Application continues to satisfy the findings of Chapter 50 - the Subdivision Code, 
substantially conforms to the recommendations of the Master Plan, and conform to the development 
standards under Chapter 59.  Therefore, Staff recommends approval of the Preliminary Plan Amendment 
with conditions. 
 
 
ATTACHMENTS 
Attachment 1 – Resolution MCPB No. 20-129 for Preliminary Plan No. 120200050 
Attachment 2 – Preliminary Plan Amendment 
Attachment 3 – Statement of Justification 
Attachment 4 – Community Correspondence 
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A AMENDMENT                                                       6/2021
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0

GRAPHIC SCALE

1 INCH = 200 FT
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PHASE 1 PARK CONVEYANCE

PHASE 2 PARK CONVEYANCE

LEGEND

PROPOSED FOREST PLANTING

EXISTING CANOPY EDGE

PERENNIAL AND INTERMITTENT STREAM

PARKLAND

CONVEYANCE EXHIBIT

18B

07-PREL-12020005A-018B

PROPOSED NATURAL SURFACE TRAIL

H.O.A. PARCELS

NOTE:

PHASE 1 TO BE CONVEYED AFTER THE 5TH BUILDING

PERMIT IS ISSUED.

PHASE 2 TO BE CONVEYED AFTER PROJECT

COMPLETION AND STABILIZATION.

PRELIMINARY PLAN #12020005A AMENDMENT CHANGES:

     2.  ADDS LAND AREA TO BE CONVEYED TO PARKLAND.

DEVELOPER'S CERTIFICATE

The Undersigned agrees to execute all the features of the Preliminary Plan

Approval No. 12020005A, including Approval Conditions, Development

Program, and Certified Site Plan.

Developer:    PULTE HOMES DAVID DEMARCO

Company Contact Person

Address: 9302 LEE HIGHWAY, SUITE 1000

FAIRFAX, VA 22031

Phone:

Signature:_____________________________________________________

2

2



4135483.1    85247.003 

Statement of Justification 

Creekside at Cabin Branch 
Preliminary Plan 120200050A 

Amended June 2021 

Preliminary Plan No. 120200050 was approved by the Montgomery County Planning Board in 

Resolution No. MCPB No. 20–121, mailed January 14, 2021.  The Preliminary Plan application 

that was the subject of that approval included 326 lots and 22 parcels for a residential 

development consisting of 117 single-family detached units and 208 townhouse units, including 

12.5% MPDUs and one existing single-family detached dwelling unit for a total of 326 dwelling 

units in the RNC zone.  The property is located at the northwest quadrant of the intersection of 

Maryland 121 (Clarksburg Road) and West Old Baltimore Road ("subject property" or 

"property") in the Clarksburg Policy Area and the 1994 Clarksburg Master Plan and Hightstown 

Special Study Area ("1994 Plan") and 2014 Clarksburg Ten Mile Creek Area Limited 

Amendment (“Master Plan") area.  

On December 3, 2020, the Planning Board voted to approve the application subject to various 

conditions.  More specifically, it approved the Plan to create 326 lots and 22 parcels plus one 

existing single-family detached dwelling unit, for a total of 326 dwelling units.  At the time of 

that action, however, the Subdivision Staging Policy did not include sufficient school capacity 

for the entire project to proceed.  Accordingly, Condition 1 of the approval limited the initial 

development to 60 single-family detached dwelling units and 127 single-family attached 

dwelling units for a total of 187 dwelling units.  At the time of the approval, the Applicant and 

Staff recognized that the Montgomery County Council had adopted a new Growth and 

ATTACHMENT 3
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Infrastructure Policy (2020 Growth and Infrastructure Policy) that would take effect January 1, 

2021.  That adopted Policy provided sufficient school capacity for the entire Creekside at Cabin 

Branch project.  Accordingly, Applicant requested an amendment to the approved Preliminary 

Plan to allow all 326 dwelling units to proceed.  This application seeks that approval. 

 

Secondly, the approved Preliminary Plan included the conveyance to the Maryland–National 

Capital Park and Planning Commission of 280.8 acres of the subject property for use as master 

planned park.  At that time, Applicant was considering the installation of a solar energy facility 

on a 31.32 acre portion of the subject property that adjoined the area being conveyed for parks.  

While the Preliminary Plan amendment was pending, Staff indicated a desire by the Parks 

Department for conveyance of the 31.32 acre area of the subject property for an expanded park 

area, should Applicant not proceed with the solar farm.  Applicant has examined the issue further 

and is prepared to convey the referenced 31.32 acre portion of the site as part of the Phase 2 park 

conveyance referenced in Resolution No. 20–129.  (This additional park conveyance area is 

reflected in the attached Exhibit).  With this additional conveyance, the area being conveyed for 

park purposes and will total +/- 312.04 acres.  By adding this dedication, the 10 Mile Creek park 

area will be expanded for the benefit of local residents.  This also will benefit environmental 

protection purposes because the area will be left as open meadow and/or planted with trees, and 

will contain no impervious area. 



  ATTACHMENT 4 

From: rg steinman <lifeonurth@gmail.com>  
Sent: Friday, July 9, 2021 5:07 PM 
To: Gonzalez, Angelica <angelica.gonzalez@montgomeryplanning.org> 
Cc: Anne James <acjamesfineart@gmail.com>; Kishter, Mary Jo 
<maryjo.kishter@montgomeryplanning.org>; Pereira, Sandra 
<sandra.pereira@montgomeryplanning.org> 
Subject: Re: Creekside at Cabin Branch -Timeline 

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or 
responding. 

Thank you for your very timely response. 
All questions answered! 

Enjoy your weekend~       
~ rg Steinman 

On Fri, Jul 9, 2021 at 4:58 PM Gonzalez, Angelica <angelica.gonzalez@montgomeryplanning.org> wrote: 

Good Afternoon Ms. Steinman, 

My responses to your questions are below (see text in blue). 

-- For Phase 2 (Preliminary plan, 12020005A) is the hearing date still scheduled to happen on or before 
August 19th, 2021?  

The preliminary plan amendment is scheduled for a public hearing on July 29. 

When do you expect this hearing to happen? 

The public hearing is scheduled on July 29th for the preliminary plan amendment (12020005A). 

-- Have any outstanding issues been added to the plan amendment to be considered by the Planning 
Board at the upcoming hearing for 12020005A, in addition to the issue of the remaining units (Phase 2)? 

mailto:angelica.gonzalez@montgomeryplanning.org


No additional outstanding issues have been added to the preliminary plan amendment. The preliminary 
plan amendment is limited to update the school adequacy test to allow the remaining 139 residential 
dwelling units of the 326 units and to convey an additional +/-31 acres for parkland. 

-- Will the Site Plan (820200160) hearing include both Phase 1 and Phase 2? And is it still scheduled to 
happen on or before September 30, 2021?  

When do you expect the Site Plan hearing to occur? 

The site plan will include both phase 1 and 2 (consisting of the 326 residential dwelling units). The site 
plan is tentatively scheduled for a September 9th public hearing.  

Should you have any additional questions, do not hesitate to contact me. Have a wonderful weekend. 

Best Regards, 

Angelica  

Angelica P. Gonzalez 

n

mailto:Angelica.Gonzalez@montgomeryplanning.org
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.facebook.com%2Fmontgomeryplanning&data=04%7C01%7Cangelica.gonzalez%40montgomeryplanning.org%7C07253f86c30a47a3e97308d9431d7c58%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C1%7C637614616192971779%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C2000&sdata=0du4g3tOiC55CBVJonDQfyRN%2FGNq23ZLrB%2F%2BU1G%2BRZs%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Ftwitter.com%2Fmontgomeryplans&data=04%7C01%7Cangelica.gonzalez%40montgomeryplanning.org%7C07253f86c30a47a3e97308d9431d7c58%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C1%7C637614616192981736%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C2000&sdata=zA6iyN%2Fm%2F2oYzulCCwfng6k5Y37%2FEuDGjNTnKZ2lM1A%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.youtube.com%2Fuser%2Fmontgomeryplanning&data=04%7C01%7Cangelica.gonzalez%40montgomeryplanning.org%7C07253f86c30a47a3e97308d9431d7c58%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C1%7C637614616192981736%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C2000&sdata=R22RSSNgaGZ980fRvA7%2BC2WeOVxkAT1davVNibs2EZs%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.montgomeryplanning.org%2F&data=04%7C01%7Cangelica.gonzalez%40montgomeryplanning.org%7C07253f86c30a47a3e97308d9431d7c58%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C1%7C637614616192991693%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C2000&sdata=qndAEWyP4lIhYk%2Fs4IiARkAxrNMQ9DERdW5KYRKjflY%3D&reserved=0


  

From: rg steinman <lifeonurth@gmail.com>  
Sent: Thursday, July 8, 2021 6:46 PM 
To: Gonzalez, Angelica <angelica.gonzalez@montgomeryplanning.org> 
Cc: Anne James <acjamesfineart@gmail.com> 
Subject: Creekside at Cabin Branch -Timeline 

  

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or 
responding. 

Hi Angelica, 

We would like clarification on hearing dates and plan issues 
regarding the Creekside at Cabin Branch development.  

Thank you in advance for your timely response to the following 
questions: 

  

-- For Phase 2 (Preliminary plan, 12020005A) is the hearing date 
still scheduled to happen on or before August 19th, 2021?  

When do you expect this hearing to happen? 

-- Have any outstanding issues been added to the plan amendment 
to be considered by the Planning Board at the upcoming hearing 
for 12020005A, in addition to the issue of the remaining units 
(Phase 2)? 

-- Will the Site Plan (820200160) hearing include both Phase 1 and 
Phase 2? And is it still scheduled to happen on or before 
September 30, 2021?  

When do you expect the Site Plan hearing to occur? 

  

mailto:lifeonurth@gmail.com
mailto:angelica.gonzalez@montgomeryplanning.org
mailto:acjamesfineart@gmail.com


  

Thank you again, 

Roberta G (rg) Steinman and John Parrish 

On behalf of  

Friends of Ten Mile Creek and Little Seneca Reservoir 
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