From: Celeste Torio

To: MCP-Chair
Subject: Testimony on the Clarksburg Gateway Sector Plan
Date: Monday, September 8, 2025 3:50:10 PM

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

Dear Chair Harris,

My name is Celeste Torio, and | am a resident of Clarksburg living in the Clarksburg Square
area. | appreciate the opportunity to provide testimony on the Clarkshurg Gateway Sector
Plan Update. While | support thoughtful growth for our community, | have serious concerns
about the proposed zoning and housing changes and their potential impacts.

First, shifting large areas from employment-focused zoning to commercial-residential
(CR/CRT) raises questions about balance. Clarksburg already struggles with traffic
congestion, limited infrastructure, and overcrowded schools. Allowing higher-density
residential development without guaranteed transportation and school capacity
improvements could worsen these problems and reduce quality of life for current residents.

Second, while | support the goal of affordable housing, the plan’s blanket requirement for
15% MPDUs and incentives for larger family units could lead to significantly denser projects
than our infrastructure can handle. These changes may also affect property values in
existing communities, especially townhome neighborhoods like mine, by introducing large-
scale developments that alter the character of our area.

Third, redevelopment of the COMSAT site as a mixed-use activity center deserves careful
scrutiny. If the zoning changes create unchecked residential growth, we risk creating another
overbuilt corridor without the transit, road capacity, or green space protections needed to
support it.

| urge the Planning Board to:

e Tie any new residential zoning to firm commitments for infrastructure, including road
upgrades, public transit expansion, and school capacity.

e Limit the scale of high-density housing near established neighborhoods to prevent
incompatibility and property devaluation.

e Ensure that environmental protections and open space preservation are not
compromised by zoning flexibility.



Clarksburg deserves growth that enhances our community, not one that overwhelms it. |
respectfully ask you to revisit the zoning and housing recommendations to ensure they truly
reflect the long-term sustainability and livability of our community.

Thank you for your consideration.
Sincerely,

Celeste Torio, PhD, MPH



September 18, 2024

Jason Sartori, Planning Director
Montgomery County Planning Department
2425 Reedie Drive, Floor 14

Wheaton, MD 20902

Re: Public Hearing Draft Clarksburg Gateway Sector Plan
Amendment to Thrive 2050

Dear Director Sartori:

The Maryland Department of Planning (MDP) received the above referenced public hearing
Draft Plan as part of the distribution in an email dated August 28, 2025, from Clark Larson (on
your behalf) to Secretary Rebecca L. Flora. MDP recognizes the significant and thoughtful effort
that Montgomery County Planning Department, the Montgomery County Planning Board, and
stakeholders applied to the development of the Draft Plan. We understand that a public
hearing is scheduled for September 25, 2025.

MDP sent this Draft Plan to the Maryland Department of Transportation. Attached is their
analysis as well as our check list of the elements required under the Land Use Article for your
use as a self assessment integrated into our analysis of the Draft Plan.

Sincerely,

Joe Griffiths, AICP
Director, Planning Best Practices

cc: Marin Hill, Montgomery County Planning Department
Clark Larson, Montgomery County Planning Department
Susan Llareus, Planning Supervisor, Maryland Department of Planning

120 E. Baltimore St., Suite 2000, Baltimore, MD 21202
Tel: 410.767.4500 | Toll Free: 1.877.767.6272 | TTY users: Maryland Relay | Planning.Maryland.gov


















Maryland Department of Planning Review Comments
Draft Plan

STATE AGENCY COMMENTS
The following are state agency comments in support of MDP’s review of the draft plan. Comments not

included here may be submitted under separate cover, or via the State Clearinghouse. If comments from

other agencies are received by MDP, the department will forward them to [Name of jurisdiction] as soon
as possible.

Attachments
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Governor

MARYLAND DEPARTMENT Aruna Miller
OF TRANSPORTATION Lieutenant Governor

Samantha J. Biddle
Acting Secretary

September 17, 2025

Ms. Susan Llareus

c/o Rita Pritchett

Maryland Department of Planning
120 E. Baltimore Street, Suite 2000
Baltimore MD 21202

Dear Ms. Llareus:

Thank you for coordinating the State of Maryland's comments on the 2025 Clarksburg Gateway
Sector Plan (the Plan) in Montgomery County, Maryland. The Maryland Department of
Transportation (MDOT) offers the following comments on the Plan for consistency with the
State of Maryland and MDOT’s goals and objectives:

General Comments

e In general, the Plan is consistent with MDOT plans and programs. The MDOT supports
the goals of the Plan, including the vision of a multi-modal transportation future for
Clarksburg that is characterized by safe streets and human-centered design that serves a
Complete and Compact Community and supports environmentally responsible growth.

e Shifting transportation mode choice towards transit and active transportation, shortening
automobile trips, and increasing carpooling and vanpooling, are critical components to
building efficient, equitable, and sustainable places, and is also essential to
accommodating Maryland’s changing demographic composition. The MDOT manages
several active transportation programs:

e Transportation Alternatives (TA) Program: a reimbursable, federally funded
program for local sponsors to complete community projects designed to
strengthen the intermodal transportation system. The program provides funding
for projects that enhance the cultural, aesthetic, historic, and intermodal
transportation system. The program can assist with projects that create bicycle
and pedestrian facilities, restore historic transportation buildings, convert
abandoned railway corridors to pedestrian trails, mitigate highway runoff, and
other transportation-related enhancements. Project sponsors are required to
provide a minimum 20 percent of the total project as a match.

7201 Corporate Center Drive, Hanover, Maryland 21076 | 410.865.1000 | Maryland Relay TTY 410.859.7227 | mdot.maryland.gov






Ms. Susan Llareus
Page Three

Chapter 2: Plan Vision and Framework

p. 19-21. Consider bike-ability for both short- and long-term trips in the concept
framework plan. Consider walking, biking, and rolling needs on connectors that
prioritize travel through the Plan Area.

Chapter 3 B: Transportation Comments

p. 48, 19. The MDOT supports the County’s vision to pursue complete streets design that
encourages the efficient use of land and transportation resources. Such planning is in line
with MDOT’s emphasis on improving connectivity, access, and mobility for all users as
emphasized by SHA’s Context Driven initiative, which focuses transportation
practitioners on implementing context-appropriate improvements to emphasize safety,
access, and mobility for all users, especially those more vulnerable such as pedestrians
and bicyclists.

Consider incorporating bicycle and pedestrian connectivity to and pedestrian-friendly
amenities at local bus stops, in addition to major transit stations.

Use MDOT's Bicycle Level of Traffic Stress typology to support the Plan’s data-driven
approach to active transportation improvements and complement the County's Pedestrian
Level of Comfort analysis.

Clarify the County's policy or approach to improving walking conditions on existing
roadways. If the County anticipates certain right-of-way needs, MDOT encourages the
County to discuss this in the recommendations.

Consider future context-sensitive countermeasures, particularly at intersections and
crossings, to expand on the Plan's typical sections.

Upon implementation, please share any new sidewalk or shared-use path data with
MDOT.

Consider the ongoing maintenance needs of bicycle and pedestrian facilities throughout
the Plan area. Coordinate maintenance needs with the planned MD 355 Bus Rapid Transit
(BRT) corridor.

Continue to prioritize Safe Routes to School (SRTS) engineering improvements to the
three schools located in the Plan area in the Plan's implementation and through the
County's SRTS program.

The MDOT recommends coordinating with Luis Gonzalez, Chief of the SHA Active
Transportation Division for pedestrian and bicycle accommodations along MD 355
(Frederick Road).










