
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 I am a resident of Clarksburg living in the Clarksburg Square
area. I appreciate the opportunity to provide testimony on the Clarksburg Gateway Sector
Plan Update. While I support thoughtful growth for our community, I 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 I 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.

I urge the Planning Board to:

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

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

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. I
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  
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Maryland Department of Planning 
Public Hearing Draft Clarksburg Gateway Sector Plan  

Amendment to Thrive Montgomery County 2050  
September 2025 

 
The Maryland Department of Planning (MDP) offers the following as suggestions to improve the Draft 
Plan and better address the statutory requirements of the Land Use Article. The Maryland Department 
of Transportation, as noted below, has contributed comments.  
 
2025 Legislation Impacting Local Planning 
MDP identified the following bills, adopted by the General Assembly during the 2025 session, that 
may impact local planning, implementation, and reporting. MDP cannot determine at this time how they 
may impact your jurisdiction. In partnership with other state agencies, MDP is analyzing the bills and will 
be developing guidance. Other bills have been noted in reference to the required elements of the plan 
 
Local Land Use Reporting 

• HB 1193 - Maryland Housing Data Transparency Act 
Energy 

• SB 931/HB 1036 - Renewable Energy Certainty Act 
Natural Resources and Comp Plans, effective July 1, 2025 

Housing 
• HB 1466/SB 891 Accessory Dwelling Units - Requirements and Prohibitions, effective October 
1, 2025 

 
Plan Analysis  
 
MDP commends Montomgery County Department of Planning for effectively incorporating the new 
Sustainable Growth Planning Principles, adopted by the General Assembly with 2025’s HB 286, signed by 
Governor Moore into law on April 8, 2026, and effective October 1, 2025. The Draft Plan addresses the 8 
Planning Principles. MDP intends to share this draft as an example with other jurisdictions desiring to 
similarly address these new planning principles.  
 
Maryland’s Land Use Article Sections 1-406(a) and (b) require the inclusion of certain elements within 
the general plan. The following checklist provides for each required plan elements for a Charter County 
and the Maryland Code reference. This check list is intended to help the county determine consistency 
with the Land Use Article.  
 
 
 
 
 
 
 

https://mgaleg.maryland.gov/2025RS/bills/hb/hb1193T.pdf
https://mgaleg.maryland.gov/mgawebsite/legislation/details/sb0931?ys=2025rs
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB1466?ys=2025RS
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Checklist of Maryland Code (Land Use Article)-Charter County  
Division I, Title 1, Subtitle 4 Required Elements 

Division II, Section 21-104(a) Required elements. 
 
State Comprehensive Plan 
Requirements 
 

MD Code Reference and  
Additional MD Code Reference 

 

(1) The planning commission for 
a charter county shall include in 
the comprehensive or general 
plan the visions under § 1-201 
of this title and the following 
elements:  

L.U. § 1-406 (a) 
 

 

(i) a development regulations 
element 

L.U. § 1-406 (a) (1) (i) 
L.U. § 1-407 -- Development 
Regulations Element 

 

(ii) a housing element L.U. § 1-406 (a) (1) (ii) 
L.U. § 1-407.1 -- Housing 
Element 

 

(iii) a sensitive areas element L.U. § 1-406 (a) (1) (iii) 
L.U. § 1-408 -- Sensitive Areas 
Element 

 

(iv) a transportation element L.U. § 1-406 (a) (1) (iv) 
L.U. § 1-409 -- Transportation 
Element 
 

 

(v) a water resources element L.U. § 1-406 (a) (1) (v) 
L.U. § 1-410 -- Water Resources 
Element 

 

(2) a mineral resources 
element, IF current geological 
information is available 

L.U. § 1-406 (a) (2) 
L.U. § 1-411 -- Mineral 
Resources Element 

 

(b) A comprehensive plan for a 
charter county MAY include a 
priority preservation area (PPA) 
element 

L.U. § 1-406 (b) 
For PPA Requirements, see § 2-
518 of the Agriculture Article 

 

(4) Visions -- A county SHALL 
through the comprehensive 
plan implement the 12 planning 
visions established in L.U. § 1-
201* 

L.U. § 1-414 
L.U. § 1-201 -- Visions 

 

(5) Growth Tiers -- If a county 
has adopted growth tiers in 
accordance with L.U. § 1-502, 
the growth tiers must be 
incorporated into the county's 
comprehensive plan 

L.U. § 1-509  

http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-406&enactments=false
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-406&enactments=false
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-407&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-407&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-406&enactments=false
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-407.1&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-407.1&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-406&enactments=false
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-408&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-408&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-406&enactments=false
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-409&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-409&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-406&enactments=false
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-410&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-410&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-406&enactments=false
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-411&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-411&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-406&enactments=false
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=gag&section=2-518&enactments=false
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=gag&section=2-518&enactments=false
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-414&enactments=False&archived=False
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-201&enactments=false
http://mgaleg.maryland.gov/mgawebsite/Laws/StatuteText?article=glu&section=1-509&enactments=false
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*SB266, Local Comprehensive Planning and State Economic Growth, Resource Protection, and Planning Policy - 
Planning Principles passed with an effective date of October 1st, 2025. This bill overhauls the State’s Economic 
Growth, Resource Protection, and Planning Policy (Policy) by consolidating the Policy’s 12 Visions into 8 Planning 
Principles that will guide and inform state and local planning practices. The new Planning Principles are Land, 
Transportation, Housing, Economy, Equity, Resilience, Place, and Ecology, and collectivity they are intended to 
foster a high quality of life for all residents by creating sustainable communities and protecting the environment. 
As noted above, MDP is please to see that this Draft Plan includes a discussion of the new 8 Planning Principles.  
 
Conformance with Section 3-102 of the Land Use Article 

The following analyzes how the Draft Plan meets the requirements of municipal comprehensive plan 
elements, in accordance with the Land Use Article.  
 
1. Development Regulations Element – Synopsis 
 
The element is required to include the planning commission’s recommendations for land development 
regulations to implement the plan. Regulations are required to be flexible to promote innovative and 
cost saving site design, protect the environment and identify areas of growth. The areas identified for 
growth are required to encourage flexible regulations, which should further promote economic 
development using innovative techniques, streamlining the review of applications, including permit 
review and subdivision processing.  
 
Plan Analysis 

 
HB538, Housing Expansion and Affordability Act passed in 2024 with an effective date of January 1, 
2025. The Maryland Department of Housing and Community Development drafted Frequently Asked 
Questions to help local governments understand and implement the Act. This state mandate may 
override local zoning density for multifamily, and unit types where single-family detached dwellings are 
permitted, in certain circumstances and only for qualified projects.   
 
Housing Element - Synopsis 
 
The housing element is required to address the need for housing within the jurisdiction that is 
affordable to low-income and workforce households. The housing element is also required to assess fair 
housing and ensure that a jurisdiction is affirmatively furthering fair housing through its housing and 
urban development programs. 
 
Plan Analysis 
 
MDP reminds Montgomery County about HB 1466’s requirement that all jurisdictions adopt a local law 
meeting accessory dwelling unit provisions by October 1, 2026. MDP is aware of the county’s ADU 
legislation but has not analyzed the current local ADU legislation to determine if it is consistent with HB 
1466. MDP suggests that the planning department complete such an analysis. 

Sensitive Areas Element – Synopsis 
 
The sensitive areas element is required to include the goals, objectives, principles, policies, and 
standards designed to protect sensitive areas from the adverse effects of development (more recently 
referred to as climate change impacts). The Land Use Article also assigns sensitive areas element data 

https://dhcd.maryland.gov/TurningTheKey/Documents/HB538-FAQ.pdf
https://dhcd.maryland.gov/TurningTheKey/Documents/HB538-FAQ.pdf
https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/hb1466
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provision and review responsibilities to the Maryland Departments of the Environment (MDE) and 
Natural Resources (DNR).  
 
Plan Analysis 

 
MDP notes that there may be an opportunity to address this new legislation: HB 731 - Wildlife - 
Protections and Highway Crossings, effective July 1, 2025. 
 
Transportation Element - Synopsis 
 
The transportation element is required to reasonably project into the future the most appropriate and 
desirable location, character, and extent of transportation facilities to move individuals and goods, 
provide for bicycle and pedestrian access and travelways, and estimate the use of proposed 
improvements. 
 
Plan Analysis 
MDP is pleased to note that Montgomery County plans to create “a more complete, connected, and 
sustainable” community (page 19) for the Clarksburg Gateway Sector Plan Area. The Draft Plan supports 
a complete, connected, and sustainable land use pattern, prioritizing “higher-capacity transit services 
over single-occupancy vehicle infrastructure” (page 34) and including a planned Complete Streets 
network, which will promote alternative transportation, e.g., taking transit, walking, biking, and rolling, 
to travel by single-occupancy vehicle. These policies are consistent with the Maryland Transportation 
Planning Principle.  
 
With the proposed land use and zoning changes to the area east of I-270, from employment/ 
office/industrial oriented uses to mixed commercial and residential uses, the county recommends 
removing a formally planned interchange with I-270 and replacing it with an east-west Little Seneca 
Parkway over I-270 to help form a connected local roadway network. MDP supports this 
recommendation. We recognize that this aligns with the sector plan’s vision and the transportation 
goals, as discussed above.  
 
MDP provides the following suggestions relating to the Draft Plan 
 

• If feasible, it would be helpful to provide a map to illustrate the proposed public transportation 
recommendations (pages 37 and 38) if feasible.  

• The Draft Plan promotes “safe routes to school” and includes recommendations for improving 
pedestrian and bicycle crossing at several intersections near Rocky Hill Middle School and 
Clarksburg High School. MDP staff suggests the county consider the following to further enhance 
walking and biking to schools  
o Include an additional illustrative map (see page 49) that depicts a potential publicly 

accessible trail(s)/connection(s) to Rocky Hill Middle School and Clarksburg High School from 
the area west of the schools. 

https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0731?ys=2025RS
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o Consider improving the existing pedestrian and bicycle facilities connecting to the high and 
middle schools along Frederick Road, since Figure 9 (page 36) shows either “Undesirable” or 
“Uncomfortable” for the pedestrian level of comfort on the segment of Frederick Road.   

 
Water Resources Element – Synopsis 
 
The water resource element is required to consider available data provided by the Maryland 
Department of the Environment (MDE) to identify drinking water that will be adequate for the needs of 
existing and future development proposed in the plan, as well as suitable receiving waters and land 
areas to meet stormwater management and wastewater treatment and disposal needs. MDE and MDP 
are available to provide technical assistance to prepare the water resources element, ensuring 
consistency with MDE programs and goals. MDE and MDP jointly developed WRE guidance to 
demonstrate how local governments can ensure compliance with the WRE requirements. Local 
jurisdictions are expected to implement the most important aspects of the MDE/MDP WRE guidance. 
 
Plan Analysis 
 
The County Council approved the Water Resources Plan (WRP) in July 2010, which was adopted by the 
full Commission in September 2010, and states the following:  

“The Plan provides information on County water and sewer service capacity in light of planned 
growth to 2030, summarizes an estimate of nutrient loadings on watersheds for existing and 
future conditions, and identifies the policies and recommendations to amend the General Plan 
that are needed to maintain adequate drinking water supply and wastewater treatment capacity 
to 2030, and meet water quality regulatory requirements as the County continues to grow. It is 
meant to satisfy the requirements of House Bill 1141.” (Abstract of the Approved and Adopted 
Water Resources Functional Plan) 

This suggests that an amendment to the general plan would address policies and recommendations 
relating to maintaining an adequate drinking water supply and wastewater treatment capacity to 2030, 
continuing to meet the needs of the county. Thrive did not include the policies suggested in the 2010 
WRP but instead adopted it by reference. The WRP used pre-2010 data to examine Montgomery 
County’s land use, growth, and stormwater management capabilities, as related to adequate drinking 
water supplies, wastewater treatment capacity, water quality regulatory requirements, and inter-
jurisdictional commitments. As redevelopment occurs, the increases in density proposed in this Draft 
Plan, and in other master plans, will likely impact the waters of the state and existing water, sewer and 
stormwater infrastructure capacities.  
 
The Montgomery County Department of Environmental Protection (DEP) should review the WRP and 
determine if it accounts for the Draft Plan’s revised development capacities. This analysis should 
consider stormwater infrastructure, water and sewer capacity analysis, and finally, upgrading old 
systems that may be failing or improperly sized for increased development. MDP encourages updating 
the WRP since it impacts all master plans and the Montgomery County Ten-Year Comprehensive Water 
Supply and Sewerage Systems Plan. 

https://planning.maryland.gov/Pages/OurWork/RRP/envr-planning/water-resources-mg/2022/2022-guidance-update.aspx
https://montgomeryplanning.org/document-viewer/#https://www.montgomeryplanning.org/environment/water_resources_plan/documents/WaterResourcesfunctionalplan_web.pdf
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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 
 
Page #7:  Maryland Department of Transportation 
 
 
 
 
 
 



 

 

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

 

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 

• 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. 

• 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: 

• 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. 
 

  



Ms. Susan Llareus 
Page Two 
 

 
• Recreational Trails Program: a federally funded program that the State Highway 

Administration (SHA) administers on a reimbursement basis.  Like the TA 
Program, the Recreational Trails Program may reimburse a local project sponsor 
up to 80 percent of the project’s total eligible costs to develop community-based, 
motorized, and non-motorized recreational trail projects.  

• The MDOT’s Kim Lamphier Bikeways Network Program: a program that 
allocates State transportation funds administered by the MDOT Secretary’s Office 
to promote biking as an alternative transportation mode.   

• For more information on MDOT’s active transportation planning and 
programming efforts, please see our Maryland’s Bicycle and Pedestrian Plans and 
Programs web page: 
https://www.mdot.maryland.gov/tso/pages/Index.aspx?PageId=24.   

• Commuter Choice Maryland is MDOT’s Travel Demand Management (TDM) program, 
and it could be incorporated into the Plan as a strategy to support the Plan.  The program 
offers an extensive menu of commuter transportation services, such as ridesharing and 
incentives.  Please visit the Commuter Choice Maryland web site at  
https://www.mdot.maryland.gov/tso/pages/Index.aspx?PageId=29 for more information. 

• The MDOT supports continued improvements to expand and enhance transit options.  
Please coordinate with the Maryland Transit Administration (MTA) Office of Statewide 
Planning for any coordination regarding regional transit and the coordination of MDOT 
supported locally-operated transit services (LOTS).  The MTA also supports park and 
ride (with SHA), demand response services, paratransit, medical services, and senior-
center transportation options.  For regional transit planning, please contact Mr. Stephen 
Miller, Chief of Strategic Planning, via email at SMiller6@mdot.maryland.gov or phone 
at 410-767-3869.  For local transit service planning, please contact Mr. Jason Kepple, 
MTA Regional Planner, via email at Jkepple@mdot.maryland.gov.  

• A Transit Oriented Development (TOD) Program was established within MDOT to 
provide services including identifying potential TOD opportunities and evaluating 
existing and future needs of public transportation facilities.  For TOD related data 
resources please visit the Transit-Oriented Development in Maryland web page: 
https://data-maryland.opendata.arcgis.com/pages/tod   

• Relative to MDOT implementing resilience strategies and initiatives to withstand the 
impacts of climate change on transportation infrastructure, please review the MDOT 
SHA Climate Change Vulnerability Viewer online ArcGIS web application 
map:  https://www.arcgis.com/apps/webappviewer/index.html?id=86b5933d2d3e45ee8b9
d8a5f03a7030c.  The map showcases geospatial data products related to climate change 
and the potential impacts on State transportation infrastructure.  The purpose of this 
application is to support efforts to avert and mitigate potential impacts of sea-level rise 
that result from global climate change on State roadway and bridge infrastructure.  To 
review other MDOT Climate Change programs and to access this information please 
visit: https://www.mdot.maryland.gov/tso/pages/Index.aspx?PageId=169. 

 

https://www.mdot.maryland.gov/tso/pages/Index.aspx?PageId=24
https://www.mdot.maryland.gov/tso/pages/Index.aspx?PageId=29
mailto:SMiller6@mdot.maryland.gov
mailto:Jkepple@mdot.maryland.gov
https://data-maryland.opendata.arcgis.com/pages/tod
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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). 
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Thank you again for the opportunity to review the Plan.  If you have any additional questions or 
concerns, please do not hesitate to contact Ms. Nicole Condol, Transportation Planner, MDOT 
Office of Planning, Programming, and Project Delivery (OPPPD) at 410-230-6614, or via email 
at ncondol@mdot.maryland.gov.  Ms. Condol will be happy to assist you.   
 
Sincerely, 
 
 
 
 
Geoff Anderson 
Chief, OPPPD, MDOT 

 
cc: Ms. Nicole Condol, Transportation Planner, OPPPD, MDOT 

Mr. Luis Gonzalez, Division Chief, SHA  
Mr. Jason Kepple, Regional Planner, MTA  
Mr. Stephen Miller, Chief of Strategic Planning, MTA 
Ms. Kari Snyder, Regional Planner, OPPPD, MDOT 

mailto:ncondol@mdot.maryland.gov


From: Shamim, Saif
To: Harris, Artie; MCP-Chair
Cc: mitra.pedoeem@mncp-pc.org; Hedrick, James; Bartley, Shawn; Linden, Josh; Sartori, Jason; Kronenberg,

Robert; Hartman, Ken; Wellington, Meredith; Iseli, Claire; Tibbitts, Dale; Spielberg, Debbie; Swanson, Tricia;
Seltzer, Jeffrey; Conklin, Christopher; Bruton, Scott; Sabbakhan, Rabbiah; Stancliff, Eric; Peckett, Haley; Snapp,
Jenny; Olsen Salazar, Kara

Subject: County Executive Comments regarding Clarksburg Gateway Sector Plan
Date: Monday, September 22, 2025 6:25:54 PM
Attachments: County Executive Comments regarding Clarksburg Gateway Sector Plan.pdf

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

Dear Chair Harris,
 
On behalf of the County Executive, attached please find comments regarding the Clarksburg
Gateway Sector Plan. In addition, after the County Executive’s memorandum, please find
memoranda from various Executive Branch departments.
 
Thank you,
 
Saif  Shamim
Senior Executive Administrative Aide
Office of the County Executive
Montgomery County, Maryland
240-777-2594
saif.shamim@montgomerycountymd.gov
 




OFFICE OF THE COUNTY EXECUTIVE 


_____________________________________________________________________________________ 


101 Monroe Street   •   Rockville,  Maryland  20850 
240-777-2550 •  MD Relay 711 TTY •  240-777-2517 FAX 


www.montgomerycountymd.gov        


Marc Elrich 
County Executive 


MEMORANDUM 


September 22, 2025 


TO: Artie Harris, Chair 
Montgomery Planning Board 


FROM:  Marc Elrich, County Executive  


SUBJECT: County Executive Comments regarding Clarksburg Gateway Sector Plan 


Pursuant to Sec. 33A-5 of the County Code, I am submitting Executive Branch comments on the 
Clarksburg Sector Plan in advance of the public hearing to be held on September 25, 2025. 
Attached are memos I have received from the Department of Environmental Protection (DEP), 
Department of Permitting Services (DPS), Department of Transportation (DOT), Department of 
Housing and Community Affairs (DHCA), and the Montgomery County Police Department 
(MCPD). The departments are available to answer any questions you may have and look forward 
to working with you and your staff throughout the review process.  


Here are my general concerns about the proposed plan, many of which are reinforced by the 
comments in the departmental memos.  


• The boundaries of the draft plan include part of the land in the 2014 Ten Mile Creek Plan
“for the purpose of reconsidering previous plan recommendations there” (page 2). I
recommend removing all recommendations that would affect that land. The
recommendations in the 2014 Plan were adopted by a previous County Council after
years of careful scientific study and public debate about the importance of protecting Ten
Mile Creek and the land use restrictions necessary to accomplish that. Loosening those
protections in any way, under any plan, will undermine the clear intent to draw a line in
the sand regarding development in this area. The land use recommendations in the
2014 Plan were made with the expectation that future plans would respect them, and
they are even more important today considering the environmental degradation that
has occurred because of ongoing development in other areas of Clarksburg.
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Despite conversations with Executive departments during the development of the Public 
Hearing Draft, the Plan ignores the serious consequences of adding 4,000 new housing 
units in an area that already has a significant shortfall in adequate public facilities. The 
memo from the Department of Environmental Protection points out that proposed changes to 
land cover would have a major impact on the health of an already vulnerable high-quality 
stream system that is part of an essential water-supply network. Furthermore, the Plan’s focus 
on rezoning employment uses for additional housing offers no guarantee that new 
development will meet the need for housing that is affordable to a range of income levels.   
And based on an analysis of four scenarios provided in Appendix K of the Plan, the 
Department of Transportation concludes that even with the full buildout of the BRT/Corridor 
Connector network, areawide connectivity and travel time will degrade significantly. 
Conclusion: conditions will worsen – for both current and future residents. Even the 
Montgomery County Police Department cautions about its potential inability to meet the 
service demands of the proposed population growth. It defies logic to substantially increase 
the population in an area with inadequate public facilities, an overtaxed transportation 
network, and poor access to jobs. - with no plan to address the shortfalls. 


Here is a summary of comments from the Executive Departments: 


1. The Department of Transportation concludes that the Draft’s transportation
recommendations will not support the recommended population growth. To
quote from their memo, “The Plan’s transportation metrics (Appendix K) move
notably in the wrong direction.” It points out that the Plan will reduce overall job
accessibility, increase travel time, and increase vehicle miles traveled (VMT) in an
area of the county that already experiences “some of the longest travel times across
all modes and experiences significant job and services accessibility challenges.” It
states that the growth proposed in the Plan “runs a high risk of not meeting Adequate
Public Facilities requirements.”


2. The memo from the police department expresses similar concerns, pointing out
that the anticipated population growth is expected to result in a higher volume of calls
for service, which would likely impact response times unless there are increases in
staffing levels and resource allocation., and.


3. According to the Department of Environmental Protection (DEP), the Draft Plan area
lies almost entirely within the Little Seneca Creek watershed with a small portion in
the Ten Mile Creek watershed. It also lies entirely within two Special Protection
Areas. DEP points out that since 2017, the Little Seneca Creek watershed has had the
greatest increase in the percentage of impervious surfaces of any watershed in the
County. Additionally, while forest cover Countywide has increased, it has declined in
the Plan area by several percentage points. These are red flags that should be
addressed unless you are willing to accept continued degradation of the water
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supply and some of the most pristine watersheds in the County. The DEP memo 
emphasizes that reconsideration of elements of the Plan “presents a timely and 
important opportunity to reverse these trends and demonstrate how development can 
be aligned with ecological restoration and protection.” 


Please review the memo from the Department of Permitting Services for comments on energy 
code compliance and the memo from the Department of Housing and Community Affairs for 
comments on the housing recommendations, emphasizing the importance of accommodating all 
income and accessibility levels. Please note that the Executive Branch does not comment on the 
potential impact on schools. 


The departmental comments, taken together, reinforce the point that focusing solely on 
producing more housing ultimately does a disservice to both current and future residents. 
The Draft’s recommendations are inconsistent with Thrive’s vision for complete communities 
and 15-minute living. Any plan for the future of Clarksburg must consider its distance 
from regional activity and employment centers and make recommendations that do not 
exacerbate existing deficiencies. It should also respect the decisions we made to protect the 
extraordinarily important environmental features of the area. Accordingly, the Draft Plan 
should be amended to address the serious concerns we have raised. 


Thank you for your consideration. 


Enclosures


cc:  Jeffrey Seltzer, Acting Director, Department of Environmental Protection 
Chris Conklin, Director, Department of Transportation  
Scott Bruton, Director, Department of Housing and Community Affairs 
Rabbiah Sabbakhan, Director, Department of Permitting Services 
Captain Eric M. Stancliff, Director, MCPD Policy and Planning Division 
Haley Peckett, Deputy Director, Department of Transportation  
Jenny Snapp, Deputy Director, Department of Housing and Community Affairs  
Debbie Spielberg, Special Assistant to the County Executive  
Dale Tibbitts, Special Assistant to the County Executive  
Claire Iseli, Special Assistant to the County Executive  
Meredith Wellington, Land Use Planning Policy Analyst to the County Executive 
Kara Olsen Salazar, Planning Specialist, Department of General Services 
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MEMORANDUM 
 


September 10, 2025 
 
 
TO:  Kara Olsen Salazar, Planning Specialist  


Department of General Services  
 
FROM: Amy Stevens, Chief, Watershed Restoration Division 


Department of Environmental Protection   
 
SUBJECT: Clarksburg Gateway Sector Plan Amendment, Public Hearing Draft – Executive Branch 


Comments   
 
 
As requested, the Department of Environmental Protection (DEP) has reviewed the Clarksburg Gateway 
Sector Plan, Public Hearing Draft.  We greatly appreciate the opportunity to provide comments.   


 
Additionally, DEP greatly appreciates the collaboration with Planning prior to the release of the public 
hearing draft. We would like to thank Planning for incorporating some of our comments and 
suggestions, particularly those relating to the alignment of Observation Drive and limiting impervious 
surface when compared to the previous plan.  While we appreciate the opportunity to provide input 
during plan development, we have additional comments on the Public Hearing Draft.  As noted below in 
our specific comments, this Sector Plan has invaluable mature and old age forest that is in jeopardy of 
being removed through development.  Montgomery Planning and County Council has a unique 
opportunity to protect these vital resources by putting in place strong requirements that will prevent the 
removal as development concepts and plans are being reviewed and approved.  


 
DEP is submitting the following comments and analysis:     


 
 


General Comments 
 


Land cover has a major impact on the health of streams. Imperviousness, forest cover, and tree canopy 
are significant cover types that influence stream health. The Clarksburg Gateway Sector Plan area lies 
almost entirely within the Little Seneca Creek watershed, with a small portion in the Ten Mile Creek 
watershed. Between 2017 and 2023 the Little Seneca creek watershed had the greatest increase in the 
percentage of impervious surfaces of any watershed in the County. In the Sector Plan area, the 
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impervious surface has already increased from 19.9% to 22.3% over that period and will increase 
substantially under the suggested development scenario. Additionally, between 2008 and 2023, forest 
cover Countywide increased, but within the Sector Plan area it declined by several percentage points.  
Over that same period, tree canopy remained steady across the County but declined by several percent in 
the Sector Plan area (Table 1). 
 


  
Table 1.  Clarksburg Gateway Sector Plan Land Cover Changes, 2003 to 2025  


  
  


 
The Clarksburg Gateway Sector Plan area lies entirely within two Special Protection Areas (SPAs), with 
the majority located in the Clarksburg SPA. Despite this designation, it appears that the SPAs are not 
effectively safeguarding key land cover elements that influence stream and environmental health. As 
noted, all three previously discussed indicators have worsened—both from a stream health perspective 
and in terms of broader ecological integrity. 
 
While some increase in impervious surfaces is expected with development, the loss of forest cover and 
tree canopy is not inevitable. With thoughtful planning and design, it is possible to accommodate growth 
while maintaining—or even increasing—these critical natural resources. It is essential that forest cover 
and tree canopy in the plan area do not continue to decline. In fact, they must increase to support long-
term environmental resilience. 
 
The Clarksburg Gateway Sector Plan presents a timely and important opportunity to reverse these trends 
and demonstrate how development can be aligned with ecological restoration and protection. 


 
Planning must have realistic expectations for the impact of this plan on water quality in Little Seneca 
Creek and Little Seneca Reservoir.  The increased impervious surface, reduction of tree canopy and 
reduction in forest cover will result in negative impacts to water quality.  Research in Clarksburg has 
consistently shown that while stormwater management reduces the impacts, it is not sufficient to prevent 
degradation.    


 
 


Specific Comments 
 


• The Natural Environment, Page 7: The plan notes that “Others are identified as Targeted 
Ecological Areas… These areas must be carefully considered for protection and enhancement 
within the master planning process.” In addition to this, Maryland has also identified BioNET 
Areas Significant for Biodiversity Conservation and Forest Interior Dwelling Species (FIDS) 
habitat within the plan area. These areas warrant the same level of careful consideration for 
protection and enhancement. 







Clarksburg Gateway Sector Plan 
Planning Board Draft Final –  
Executive Branch Comments   
Page 3 of 3 
 


Recent developments—such as Garnkirk Farms and Dowden’s Station—were constructed almost 
entirely within forested areas that were identified as “Areas Significant for Biodiversity 
Conservation” and FIDS habitat.  These projects resulted in the loss of approximately 92 acres 
of forest, nearly half of which consisted of mature forests over 75 years old. To avoid similar 
losses and the continued decline of critical habitat, the plan should include more specific 
mechanisms and strategies to ensure meaningful protection and enhancement of these 
ecologically valuable areas. 


 
• Section 2, B. Concept Framework Plan Figure 4: Concept Framework Plan, Page 20: 


Recommend identifying areas for forest protection, including forested area upstream of Shawnee 
Ln (which includes a Targeted Ecological Area) and upland forest area just south of COMSAT 
building. 


 
• Section 3, D. Community Design, Page 62, Figure 24: It is strongly recommended that the large, 


forested area directly south of the COMCAST building be prioritized for preservation. This area 
consists primarily of mature to old age forest—over 75 years in age—which is typically of 
higher ecological quality. Although it is not riparian, it still provides substantial water quality 
and environmental benefits. Its non-riparian status may also make it more vulnerable to removal 
during development.   
 
Old age forests offer unique ecological functions that younger forests cannot replicate and given 
the current challenges and long timelines associated with reforestation, this forest is, for all 
practical purposes, irreplaceable. The current design concept, which depicts the complete 
removal of this forest, is concerning. It would be preferable to omit a design concept altogether 
than to present one that suggests total deforestation. 
 
Alternatively, revising the concept to incorporate preservation of this forest could serve as a 
compelling example of how development can coexist with more complex conservation goals—
transforming a challenge into a central amenity and asset for the site and community. 


 
• Section 3, E. Environment, Pages 64/65: Much of the forest in the plan area is also BioNET 


Areas Significant for Biodiversity Conservation and FIDS habitat. 
 


• Section 3, E. Environment, Page 66: Recommend preserving forest areas along Coolbrook 
Tributary for preservation upstream of Shawnee Ln in addition to the area downstream. To 
maintain established forest and prevent forest cover loss it is important to protect areas outside of 
stream buffer widths as well as the areas within buffers. 


 
• Section 3. E. Environment, Environment Recommendations, starting page 67. This section 


presents a strong set of environmental recommendations. Many align with existing requirements 
in the Maryland Stormwater Design Manual and other regulatory frameworks. However, several 
go beyond baseline standards—particularly those that include specific, measurable targets—
which are likely to be the most effective in advancing environmental protection and 
enhancement. 
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For example, proposed requirements such as 50% tree canopy coverage over parking lots and 
35% site green space represent meaningful strategies for mitigating environmental impacts. 
Given that the entire plan area lies within Special Protection Areas (SPAs) and continues to 
experience tree canopy and forest loss, there is a strong case for incorporating additional, more 
ambitious measures. 
 
Additional recommendations to consider include: 


 
 Requiring 50% overall tree canopy coverage per site 
 Identifying and preserving key forest areas through conservation easements 
 Preserving all mature forests (75+ years old) that are at least 1 acre in size, and at 


least 75% of mature forests that are 2 acres or larger 
 Prohibiting stormwater management waivers within SPAs, consistent with the 


heightened environmental sensitivity of these areas 
 


These enhancements would strengthen the plan’s environmental integrity and demonstrate a 
proactive approach to long-term ecological resilience. 


 
We appreciate the opportunity to comment on the Clarksburg Gateway Sector Plan, Public Hearing 
Draft and look forward to continuing to partner with Planning staff on future plans.    
 
 
cc: Claire Iseli, CEX 


Meredith Wellington, CEX 
 Jeff Seltzer, DEP 
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Office of the Director 
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Marc Elrich 
County Executive 


Scott Bruton 
Director  


 
 


MEMORANDUM 
 


September 16, 2025 
 
 


TO:  Kara Olsen Salazar, Planning Specialist 
  Department of General Services 
 
FROM: Jenny R. Snapp, Deputy Director 
  Department of Housing and Community Affairs  
 
SUBJECT:   Clarksburg Gateway Sector Plan Amendment, Public Hearing Draft Comments 
 
 
Please accept this Memorandum as the Department of Housing and Community Affairs (DHCA) 
review of the Clarksburg Gateway Sector Plan, Public Hearing Plan.  Thank you for the 
opportunity to provide comments. 
 
As the plan states, over 97% of the housing units in the area are built after the year 2000, and 
tend to be newer, larger and with a higher median sale price.  Given this, consideration needs to 
be given to ensuring the following: 
 
Supporting the Plan recommendations: 


• Attention should be given to a diversity of housing types for a range of incomes.  A 
majority of units in Clarksburg are admittedly Single-Family.  A mix of unit types, which 
include work force housing, multi-family, apartments, duplexes, multiplexes, and 
accessory dwelling units should be added to accommodate all income and opportunity 
levels.  This should include accessible units for the ageing and differently abled 
populations.  Small micro units should be added as well as larger 3 bedrooms and above. 


• As the plan states, supportive housing should be developed for those at risk or 
experiencing homelessness.  


• DHCA fully supports the recommendation in the plan to increase the addition of income 
restricted affordable units as well as providing 15% or more total residential units set 
aside as MPDUs. 


• Work with developers to create units that reduce energy demands for the 
residents/consumers and create units that are accessible and sustainable.   


• Create more walkable communities that offer proximity to commercial corridors. 
 







 
Additional recommendations not in the Clarksburg Gateway Sector Plan: 


• Private developers should be encouraged to collaborate with non-profit organizations as 
well as DHCA to reach maximum affordability. 


• Encourage "active" play space for children in developing new housing. 
• While Clarksburg is different in that the majority of housing in the community is newer, 


all efforts should be made to also reinvest in older units to ensure safety and non-
displacement of current residents, while maintaining a "no net loss" approach. 


 
Thank you for the opportunity to comment on this Plan.   
 
cc:   Claire Iseli, CEX 
 Meredith Wellington, CEX 
  







 
 


 
 


 


DEPARTMENT OF PERMITTING SERVICES 
 


Marc Elrich  Rabbiah Sabbakhan 
County Executive  Director 
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MEMORANDUM 


September 10, 2025 


 


To:   Karen Olsen Salazar 
From:  Rabbiah Sabbakhan, Director 
Subject:  Clarksburg Gateway Sector Plan – Department of Permitting Services Comments 


 


The Department of Permitting Services submits the following comments regarding energy code 
compliance. Beginning in 2025, new construction over 20,000 square feet must provide 33% of its energy 
needs through renewable energy, which is often met with photovoltaic systems. In the coming code cycles, 
this number will increase to 66% and ultimately 100%.  As of now, we allow projects to procure off-site 
renewable energy at a 1:1 ratio, but it should not be expected to be that way in the future.   


We anticipate lowering the “value” of offsite renewable energy to promote onsite renewable energy by 
reducing that ratio to as low as .5:1.  It is critical to inform future developers of these requirements, as they 
will impact rooftop space, and potentially push developers to install ground-mounted solar arrays 
(potentially over parking).  Consideration should be given to allow public and shared spaces to “host” 
development solar installations in which projects can participate, helping them meet their energy code 
requirements. 


Additionally, all new residential zones need to be oriented to maximize solar exposure.  The residential 
energy code will continue to advance towards net-zero energy-ready goals, which will require significant 
roof space and more importantly, roof orientation (ESE, SE, S, SW, WSW, with South being optimal).  
When roadways and neighborhoods are being developed, it is critical for building plots to have a more 
solar-oriented design and a less “flowing” design.  This information should also be provided in any design 
guidelines to avoid conflict between planning desires and code requirements. 


Rabbiah Sabbakhan 
Director 
 


C: Claire Iseli 
 Meredith Wellington 
 



https://doit.maryland.gov/mdrelay

http://www.montgomerycountymd.gov/dps
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Marc Elrich  Christopher R. Conklin 
County Executive  Director 


 
M E M O R A N D U M 


  
September 12, 2025 


  
  


TO: Artie Harris, Chair 
Montgomery County Planning Board 


  
FROM: Haley Peckett, Deputy Director for Transportation Policy 


Department of Transportation 
  
SUBJECT: Clarksburg Gateway Sector Plan  


Public Hearing Draft – MCDOT Agency Comments 
 
Thank you for the opportunity to review the July 2025 Public Hearing Draft of the Clarksburg 
Gateway Sector Plan. We support the overall goal of expanding travel options and accessibility 
through the Clarksburg area, including the development of a denser grid network of streets, 
proposals for new bike and pedestrian connections, and continued emphasis on the growth of the 
Bus Rapid Transit (BRT) and express bus network. However, we want to express our concern 
that the proposed level of growth may lead to significant negative impacts on the transportation 
network, even with new transit and road investment. Additionally, we offer the following 
comments on the Observation Drive realignment, removal of the proposed Little Seneca 
Parkway interchange, and proposal for BRT service. 
 


1) TRANSPORTATION METRICS: The Plan’s transportation metrics (Appendix K) move 
notably in the wrong direction. MCDOT expresses concern that, based on the results of 
the travel model, the Plan will reduce overall job accessibility, increase travel time and 
increase vehicle miles traveled (VMT) as compared to the existing Plan as well as to 
present conditions. This is an area of the county that already experiences some of the 
longest travel times across all modes and experiences significant job and services 
accessibility challenges. Clarksburg residents frequently lead with concerns about traffic 
congestion and accessibility during public engagement events.  
 
Across all three infrastructure scenarios, residents will have access to fewer jobs within 
45 minutes of vehicle travel (between 20,000 to 40,000 fewer jobs, as compared with the 
baseline scenario). Average vehicle travel time increases roughly by one minute in the 







   
 


three scenarios, compared to baseline, and two minutes compared to present day 
conditions. Transit travel time increases by roughly an additional three minutes (to 
between 66-67 minutes total), even with significant additional transit infrastructure and 
service assumed. Buses will travel slower due to increased congestion, while still having 
to travel long distances to desired destinations. With these lengthening transit times, the 
model shows that transit cannot reasonably serve as an alternative for most trips. Quality 
of service across all modes will be degraded. 
 
As the analysis concludes, the transportation metrics perform poorly due to proposed 
changes to land use. The Plan expects to result in an additional 8,800 new residents and 
2,500 new jobs. As a transportation agency, we are not the experts on housing or job 
needs for the County. However, we can see that the growth proposed in the Clarksburg 
Plan runs a high risk of not meeting Adequate Public Facilities requirements, even if we 
were to invest in all infrastructure envisioned in the Plan. Given the distance between 
Clarksburg and regional activity and employment centers, we are concerned that the level 
of population growth proposed will exacerbate current levels of congestion.  


 
We would request that Planning share results of modeling scenarios using lower future 
growth levels to better determine the sensitivity and performance of the three proposed 
infrastructure scenarios. MCDOT is concerned that, as proposed, there is not adequate 
transportation capacity and multimodal transportation options to accommodate the 
proposed land use changes. However, we would be interested in exploring options at 
lower levels of growth. 
 


2) OBSERVATION DRIVE BRIDGE LOCATION AND ALIGNMENT: The Plan proposes to shift 
the alignment of Observation Drive to the west to intersect with Gateway Center Drive in 
the north. This will remove the alignment from the Little Seneca Creek and Coolbrook 
Tributary stream valleys. MCDOT supports the revised recommended alignment, 
including retaining the Little Seneca bridge alignment, as this will reduce environmental 
impacts, reduce construction constraints, and support proposed new communities. 
However, the new alignment will increase the overall project schedule, as much of the 
prior planning and design work underway prior to the Master Plan process will not be 
applicable.  
 
As proposed in the Plan, MCDOT recommends that the Plan maintain the existing 
Little Seneca bridge crossing alignment to limit design changes to current bridge plans, 
environmental impacts, and property needs. The remainder of the alignment north of the 
bridge should respect topography, natural resources, property boundaries, and 
redevelopment potential while providing a direct path of travel to minimize VMT and 
transit travel time.  
 


3) OBSERVATION DRIVE CROSS SECTION: The Plan proposes to limit the cross section of 
Observation Drive to two travel lanes and two dedicated bus lanes (one travel lane and 
one bus lane in each direction). The prior configuration included four travel lanes (two in 
each direction). The reduced capacity of Observation Drive may limit its utility as a by-
pass of MD 355, as prior plans had imagined. With this recommended capacity reduction 
for Observation Drive, MCDOT recommends that the Plan include parallel north-south 
road connectivity through the proposed street grid to provide additional capacity and 
redundancy for this area.  This concept appears to be implicit in the proposed framework, 







   
 


but a secondary corridor is not explicitly identified.  We suggest that multiple smaller 
roads are more effective than one larger road to provide network redundancy. 


 
As an interim condition, Planning Staff is recommending that the bus lanes be used as 
general-purpose lanes until BRT/express bus operations are initiated, at which time the 
lanes could be switched to dedicated bus lanes. MCDOT supports this approach based on 
similar approaches implemented in the Crown area of Gaithersburg on Fields Road (a 
County road) and Decoverly Drive (a City street).  In both cases, development fronts the 
road and additional width for on-street parking is provided. The resulting sections have 
worked well for repurposing of the rightmost travel lane as a bus-only lane.  However, 
MCDOT acknowledges challenges with assuming lane repurposing, given that the future 
context is unknown to planners today. 
 
Given plans to convert a travel lane to a bus lane, MCDOT recommends that the Plan 
include additional width for on-street parking and loading where development is 
proposed to front the road.  In our observations, the parking lane reduces conflicts with 
the bus lane, including loading, drop-off, and parking and stopping maneuvers.  A 
parking lane is not needed in areas where adjacent land use does not induce curbside 
demand.  
 


4) LITTLE SENECA PARKWAY INTERCHANGE: The Plan proposes to remove the interchange 
between Little Seneca Parkway and I-270. Instead, the Plan proposes to extend Little 
Seneca Parkway as a two-lane bridge to the Cabin Branch community.  MCDOT does 
not support this recommendation; instead, we suggest that the Plan maintain the 
interchange recommendation and explore a range of interchange options that can work 
with present and future conditions. We recognize that the interchange would only be 
feasible with state or federal funding. While neither is likely in the short term, the 
interchange could be integrated into future I-270 improvements, but only if it remains in 
the Master Plan. 


 
The Plan’s transportation analysis finds that the interchange (as studied in Scenario 2) 
would increase job accessibility by car by 20,000 in comparison to scenarios without the 
interchange. Additionally, neighborhoods near the interchange would experience drive 
time improvements of up to 3.3 minutes. Recognizing the travel model shows that 
improvements are limited to a few Traffic Analysis Zones (TAZs), MCDOT hypothesizes 
that travel time savings would extend to additional TAZs, based on our understanding of 
travel and land use patterns. 
 
Maintaining the interchange recommendation is important to support potential 
commercial use in this Plan area.  The additional connectivity to I-270 will reduce 
pressure on the MD 121 interchange to the north and the Father Hurley Boulevard 
interchange to the south. It will also reduce north-south travel on Observation Drive, 
reinforcing the preliminary recommendation to reduce its cross-section.  
 
The bridge-only alternative would come at a high cost for little benefit. A non-
interchange connection across I-270 already exists 1,000 feet to the south using West Old 
Baltimore Road. MCDOT believes that the cost of constructing the overpass without an 
interchange is not justified.   







   
 


 
The Plan should recommend that any future interchange configuration support the goals 
of compact design, urban character, and significantly reduced environmental impact. For 
instance, the footprint of the interchange should be minimized to avoid impacts to 
adjacent streams, forest and developable areas. The reduced-footprint interchange should 
convey a “local road” character for Little Seneca Parkway to serve the planned new 
community and existing Cabin Branch community.  Options should consider a minor 
realignment of southbound I-270 within its right-of-way to increase the space available.  
The Plan should also recommend that any major adjacent development provide support 
for the interchange, including producing initial designs and providing necessary land 
dedication. 


 
5) PROPOSED BRT/PARK AND RIDE: The Plan reimagines the Milestone/COMSAT East 


Clarksburg Corridor Connector as a full BRT with dedicated lanes and stations, travelling 
from Clarksburg Town Center in the north to Germantown Town Center in the south.  
MCDOT recommends that the Corridor Connector designation remain without 
specifying a service type. We recommend a flexible approach to bus infrastructure along 
the corridor. We do not want to make a commitment to any specific design or service (eg, 
BRT vs. express bus) until additional study and/or preliminary designs have been 
completed. Maintaining a flexible recommendation will accommodate an operational 
needs-based analysis in the future to determine the type of service.  
 
MCDOT recommends that the Plan consider a location(s) for a regional intercept 
park-and-ride facility. There are few, if any, locations for such a facility elsewhere along 
I-270. Such a facility would allow greater access to transit for riders beyond station 
walksheds in Clarksburg. A parking facility would also reduce the burden on small park-
and-ride lots in Germantown, which route regional traffic through Town Centers.  The 
Little Seneca Parkway interchange area or the northern extent of Observation Drive may 
be useful intercept locations for long distance commuters from the north, reducing traffic 
impacts to town centers and residential areas.   


 
Thank you again for opportunity provide comment on this important Plan. If you have any 
questions, please feel free to reach out to me. 
 
Sincerely, 


 
 
 


Haley Peckett 
Deputy Director for Transportation Policy 
Montgomery County Department of Transportation 
 
 
cc: Chris Van Alstyne, MCDOT 
 Corey Pitts, MCDOT 
 Andrew Bossi, MCDOT 
 Clark Larson, MNCPPC 
 Richard Brockmyer, MNCPPC 







0 🔃 Team Commenter Page Section Summary Comment


1 Policy CVA 37 Overall Critical Comment


MCDOT recommends that the plan maintain the existing Little Seneca bridge crossing alignment to limit design changes to 


current bridge plans, to environmental impacts, and to property needs. The remainder of the alignment north of the bridge 


should respect topography, natural resources, property boundaries, and redevelopment potential while providing a direct 


path of travel to minimize vehicle-miles-traveled and transit travel time.


2 Policy CVA 43 Overall Critical Comment


Observation Drive Cross Section: The Plan proposes to limit the cross section of Observation Drive to two travel lanes and two 


dedicated bus lanes (one travel lane and one bus lane in each direction). The prior configuration included four travel lanes 


(two in each direction). The reduced capacity of Observation Drive may limit its utility as by-pass of MD 355, as prior plans had 


imagined. MCDOT will await traffic analysis to ensure this lane reduction will not result in a meaningful degradation in area-


wide through movement. With this recommended capacity reduction for Observation Drive, MCDOT recommends that the 


plan include parallel north-south road connectivity through the proposed street grid to provide additional capacity and 


redundancy for this area.  This concept appears to be implicit in the proposed framework, but a secondary corridor is not 


explicitly identified.  We suggest that multiple smaller roads are more effective than one larger road. 


3 Policy CVA 43 Overall Critical Comment


As an interim condition, Planning Staff is recommending that the bus lanes be used as general-purpose lanes until 


BRT/express bus operations are initiated, at which time the lanes could be switched to dedicated bus lanes. MCDOT supports 


this approach based on our experience with lane repurposing elsewhere.  A similar approach was implemented in the Crown 


area of Gaithersburg both on Fields Road (a County road) and Decoverly Drive (a City street).  In both of these cases, 


development fronts the road and additional width for on-street parking is provided.  The resulting sections have worked well 


for repurposing of the rightmost travel lane as a bus-only lane.   


4 Policy CVA 39 5-D Critical Comment


The Plan proposes to remove the interchange between Little Seneca Parkway and I-270. Instead, Little Seneca Parkway is 


proposed to extend as a two-lane bridge to the Cabin Branch community.  MCDOT does not support this recommendation at 


this time; instead, we suggest that the plan maintain the interchange recommendation and explore a range of interchange 


options that can work with present and future constrained conditions.  Additionally, a connection across I-270 is already 


possible a short distance to the south using West Old Baltimore Road.  The cost of constructing the overpass without an 


interchange does not appear justified if it does not facilitate connectivity to I-270.   


Maintaining the interchange is important to support potential commercial use in this plan area.  The additional connectivity to 


I-270 will also reduce traffic pressure on the MD 121 interchange to the north and the Father Hurley Boulevard interchange to 


the south and will reduce north-south travel on Observation Drive, reinforcing the preliminary recommendation to reduce its 


cross-section. Increased connectivity to I-270 will also reduce vehicle-miles traveled through residential and proposed town 


center areas both within and outside this plan area, resulting in improved safety and reduced negative impacts from through 


traffic flow. 


 


The plan should consider a range of configuration options for this interchange that aim to maximize benefit while minimizing 


impacts and costs.  The footprint of the interchange should be minimized to avoid impacts to adjacent streams, forest and 


developable areas. The reduced-footprint interchange should convey a “local road” character for Little Seneca Parkway to 


serve the planned new community and existing Cabin Branch community.  Options should consider a minor realignment of 


southbound I-270 within its right-of-way to increase the space available.  A compact diamond interchange, possibly with 


roundabout ramp terminals may be appropriate.  A partial example of this type of interchange can be found at Old Columbia 


Pike and US 29, just to the north of Burtonsville. 
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5 Policy RT 34 Transportation Critical Comment


the only proposal to reduce impervousness is to remove travel lanes. The number of residential dwelling units should also be 


considered to be reduced so that the roads don't become congested.  The suggested notion that having transit will make 


people take it, won't work as you will never achieve the level of congestion and the area is too far out of where people work. 


6 Policy RT 39 Transportation Critical Comment


1-270 interchange should be left in the plan to allow for future development.  Without it, all you get are homes with no way 


to get around due the existing roads being congested.  No one wants to build a bridge that doesn't bring additional economic 


prosperity.  The ramps should remain. (HP - Concur and also note that unlike other roadway capacity improvements, this 


would likely only advance if funded by MD or FHWA as part of the I-270 Phase 2 improvements. Additionally, this interchange 


would transfer VMT from local roads to the interstate and therefore allow local roads to be safer and more hospitable to 


transit/walking.)


7 Transit BM 19-20 Transportation Critical Comment


The Plan refers to BRT and Enhanced Stations along Observation Drive. This is unlikely to be BRT, but instead some sort of 


express bus. The term ‘BRT’ should be removed from the text and framework graphic as it not actually going to be Flash BRT.  


The planned MD 355 Flash service will operate along Stringtown Road.  


8 Policy HP K 18 Travel Analysis Critical Comment


Planning notes that Scenarios 1-3 perform very similarly, and "land use changes alone generally drive the direction of metric 


differences between the baseline 2045 and the scenarios." The magnitude of land use changes makes it difficult to compare 


between the scenarios. MCDOT would like to see how the scenarios perform in an interim or reduced growth outlook. We'd 


be interested in understanding how the various scenarios perform in the event of 25% or 50% of buildout.


9 Policy HP K 16-17 Travel Analysis Critical Comment


Overall, all metrics move significantly in the wrong direction. The number of jobs accessible goes down by 20K-40K from 


baseline. Transit travel time increases , even with significant additional transit service assumed, meaning buses are stuck in 


traffic. MCDOT is concerned that there is not transportation capacity to accomodate the proposed land use changes. Given 


the distance of Clarksburg from other destinations in the region and the jobs/housing imbalance in the Clarksburg area, we 


are concerned that the level of population growth proposed will lead to unacceptable levels of congestion for many key 


routes. Even with growth focused on transit corridors, transit cannot reasonably accommodate the growth due to limited 


capacity of buses and large distances between O/D.


The only metric that appears to be driven by transportation infrastructure assumptions is the auto accessiblity, which 


performs significantly better under Scenario 2, likely due to the added interchange.


10 Policy ADB


Appx K:


p16-17


p24


Master Plan 


Adequacy 


Performance Metrics


Impact of Removing 


I-270 / Little Seneca 


Parkway Interchange


Worsening 


Results


Compared to the Baseline all scenarios:


 - Worsen auto job accessibility


 - Worsen transit job accessibility


 - Worsen auto travel times


 - Worsen transit travel times


 - Worsen VMT per capita


The only metric that appears to improve is NADMS, which is somewhat moot alongside the increases in VMT.


Furthermore, Scenario 1 (the Recommended Scenario) appears to fare the worst of all the scenarios.


This implies that this current plan does not meet the transportation adequacy goals established by Council.


11 Policy CVA 42


Street Classification 


and Right-of-Way 


Recommendations


Critical Comment


While curbless and shared streets are an interesting concept we want to advance, it seems unlikely Street A would work as 


such. Being the continuation of a significant street and providing access to the commercial core, this is likely to be quite 


heavily trafficked. Without dedicated bike facilities, it will likely be a very high stress environment.
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12 Policy CVA 43 3-B Normal Comment


We recommend that additional width for on-street parking and loading be provided where development is proposed to front 


Observation drive.  The parking lane reduces loading/drop-off and bus lane obstructions and the bus lane reduces conflicts with 


parking and stopping maneuvers.  In other areas, where this additional space for parking and loading is not provided, we have 


observed greater conflicts with the repurposed bus lanes.  A parking lane is not needed in areas where this interaction with 


adjacent land use does not occur.  


13 Policy RT 34 Transportation Normal Comment


most of this area is newly built.  MCDOT or any other developer will not rebuild any of these streets and most already meet 


complete streets.  New roads should be constructed to enhance people's mobility until more transit options are funded and 


operational.


14 Policy RT 37 Transportation Normal Comment
Observation Drive should be considered an alternative to MD 355 and should be designed to be economical where it does not 


represent something that is infeasible to be built due to environment or construction costs. 


15 Policy HP 38 Transportation Normal Comment
A Circulator type route may infeasible to operate unless there is clear demand from Clarksburg residents. This simply may not 


connect enough residents to destinations. There should be a caveat, such as "if further study warrants this service".


16 Policy HP 39 Transportation Normal Comment
Consider adding a goal to street network "Efficiently and safely direct vehicles traveling outside of Clarksburg to I-270 and major 


arterials to reduce traffic volumes on local roads."


17 Policy HP 52 Transportation Normal Comment
We can expand a dockless service area but it's not clear there's a viable business model for dockless in Clarksburg, given the 


distance for vendors to maintain. The County may prefer to prioritize location incentives to areas with greater equity needs.


18 Policy HP K 25 Travel Analysis Normal Comment


MCDOT questions some of the O/D assumptions, in that we believe that Scenario 2 should pull traffic off of local roads and onto 


270. The Gateway Center/Stringtown intersection shows much better performance under Scenario 2 (we don't know what the 


mitigation is for Scenario 1). 


19 Policy HP K 27 Travel Analysis Normal Comment MCDOT believes that the Cabin Branch area (and potentially other TAZ) would have travel time savings from the interchange. 


20 Policy HP K 20 Travel Analysis Normal Comment
We assume that the NADMS goals are driven by greater pedestrian and bike connectivity, as well as increased transit? It would be 


interesting to learn more about how this changes from current.


22 Policy CVA 40 Street Network Normal Comment It's not really clear what thebold letters on the Master Planned Roadways Network Map refer to


23 Policy ADB 39 Transportation
Growth Corridor 


Limits


RE: #7 "Designate Observation Drive as a Growth Corridor, instead of Frederick Road"


Consider providing a map to show how exactly this would work. Does this imply that the MD 355 Growth Corridor ends abruptly 


at MD 118, where it shifts over to continue on Observation?


24 Policy ADB 39 Transportation
Growth Corridor 


Classification


RE: #7 "Designate Observation Drive as a Growth Corridor, instead of Frederick Road"


Just to confirm: is this only a "Growth Corridor" insofar as a Thrive designation, and now a street classification? The map on p40 


shows Observation as a Town Center Boulevard.
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25 Policy ADB
42


46
Transportation


Commercial 


Shared Street


While the Code does use Residential & Commerical Shared Street as placeholders, since the publication of the Curbless & Shared 


Streets Design Guide (and also in the pending Ch.49 Regs about to be published in the Register) we are going to be using 


"Curbless Street" and "Shared Street" into the future.


Consider changing all references of "Commercial Shared Street" to "Curbless Street", which appears to correspond to the size, 


alignment, traffic loading, and target speed of the roadway.


26 Policy ADB 44 Transportation Cross-Sections


RE: Cross-Section D, Little Seneca Pkwy Ext


Consider whether a median is necessary.


If it is: the 4' median should be shown as monolithic concrete, as that is what would be constructed in such a narrow width. If 


greenery is desired within the median it needs to be at least 6' wide.


27 Policy ADB 45 Transportation Cross-Sections


RE: Cross-Section F, W Old Baltimore Rd


7' parking lanes are substandard and not acceptable for a master planed facility such as this.


Either identify a means of widening to 8', or consider the need for the parking lanes in the first place.


28 Policy ADB 45 Transportation Cross-Sections


RE: Cross-Section G, New Street A


The Bike Master Plan (and reaffirmed by Complete Sreets and the Ch.49 regs about to be published in the Register) specify that 


bikeways should be within the Active Zone; not the Street.


As this is essentially a greenfield site we should not be planning for substandard facilities.


29 Policy ADB 47 Transportation Cross-Sections


RE: Cross-Section A/B, Observation Dr Interim


The text notes on p46 constructing the Active Zone facilities along Observation Dr in their ultimate location, but the interim cross-


section does not reflect this.


The interim has an 8' Street Buffer on the west side, and a 7' Street Buffer on the east side.


The 105' Typical has an 8.5' Street Buffer on the west, and a 6.5' Street Buffer on the east.


It's an easy fix: just move 0.5' from one side to the other. I suggest moving it in the Interim from the east side to the west side.


30 * Policy ADB 47 Transportation Street Names


RE: #20, renaming portions of the old Observation alignment


Consider at some point also, for consistency, renaming Gateway Center Dr to Observation Dr.
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31
**


*
Policy ADB 49-50 Transportation


Additional Trail 


Connections


Consider extending Roberts Tavern Dr as a trail to Gateway Center Dr (approx 750')


.


32
**


*
Policy ADB 49-50 Transportation


Additional Trail 


Connections


Consider extending the existing north section of Observation Dr as a trail southeastward from the Clarksburg Square community 


to Brick Haven Way, linking the area to the schools -- something frequently requested during community meetings. This may also 


double as a recreational trail within the forested area. This might be implemented by MCDOT or by Parks.


This detail does not need to be in the plan, but for impact & cost estimating:


This would be a length of approx 2450'  and include one bridge across the Coolbrook Stream, likely spanning from the steep west 


bank directly to the top of the east bank by the high school's athletic fields (a 400' long gap).
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33
**


*
Policy ADB 49-50 Transportation


Additional Trail 


Connections


Consider extending Wims Rd as a trail westward from Brick Haven Way to the new Observation Dr alignment to link the schools 


and the new activity center -- something frequently requested during community meetings. This may also double as a 


recreational trail within the forested area. This might be implemented by MCDOT or by Parks.


This detail does not need to be in the plan, but for impact & cost estimating:


This would be a length of approx 1800'  and include one or two bridges across the Coolbrook Stream. It might generally follow 


existing grades on the east bank, either crossing with a bridge of about 380' to the west bank or using a shorter bridge over the 


stream and using switchbacks on the west bank.


34
**


*
Policy ADB 49-50 Transportation


Additional Trail 


Connections


Consider extending Shawnee Ln as a trail westward across I-270 to Petrel St &/or the Outlets parking lots, more directly linking 


this plan area with Cabin Branch. This would be implemented by a mixture of new development (the east side) and MCDOT/SHA 


(strcutures & west side)


This detail does not need to be in the plan, but for impact & cost estimating:


This would be a length of approx 1850'-2500' and include between 1 to 3 structures across I-270, Cabin Branch, and Little Seneca 


Creek. The above image shows three segments (the lower segment with two different potential alignments), of which only 1 or 2 


segments would be necessary for connectivity.
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35 Policy ADB 50 Transportation
Show Trail 


Connections
Show the trail connections from p49 also on the map on p50.


36 Policy ADB 50 Transportation
Bicycle Parking 


Stations


Figure 13 shows several Bicycle Parking Stations, but there is no accompanying narrative describing these.


Pull info for these from the Bike Master Plan and add into this section.


37 Policy ADB 54 Community Design
On-Street Parking 


Priority


RE: S4, "All new streets should accommodate on-street parking, where possible"


Consider whether this is intended to affect Complete Streets' Prioritization, which generally assigns Parking (Curbside Zone) a Low 


or Medium Priority. Parking areas are often among the first to be cut from a cross-section when necessary to achieve other 


purposes, such as larger Active Zones. Is it the intent of the plan that in such cases: parking be preserved & Active Zone elements 


be narrowed?


38 Policy ADB 58 Community Design Alley Landscaping


RE: K4c, "Incorporate landscaping within alleys to help soften their utilitarian purpose"


Is it the intent that alleys have landscaping *within* their cross-section, or *along* their cross-section? I suggest changing this to 


"along"


If it is indeed within: note that the 16' Residential and 20' Non-Residential Alley cross-sections do not allow any space for 


landscaping. Additional ROW will need to be dedicated to implement this recommendation.


39 Policy CVA 100


Capital 


Improvements 


Program


Blank table
The CIP table is empty; this should include all new large-scale projects (particularly the little seneca extension, large bike/ped 


projects, and wildlife bridges)


40 Policy ADB General General Glossary
Consider including a Glossary of Terms. Previous master plans have done some good work drafting these; consider copying from 


examples such as the Veirs Mill Plan and updating as needed with any new terms.


41 VZ WH 49 21 Traffic Calming
In general, master plans should not be recommending operational studies or interim facilities. Recommendations need to 


conform with Planning's role.


42 VZ WH 52 25 Brick Pavers Brick pavers are not recommended due to accessibility and maintenance concerns.


43 Policy ADB 77
Parks, Open Spaces, 


and Recreation


Wildlife Passage 


Separation


RE: "Wherever possible, the roadway should be separated from the wildlife passage by fencing or jersey barriers"


Consider rephrasing this to "The roadway should be separated from the wildlife passage, such as with fencing or jersey barriers"


Rationale - There may be many different means of separation, and jersey barriers might be consider both unsightly as well as 


rather ineffective at wildlife separation. Also removing a use of "possible"
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44 Policy ADB General General
Possible vs 


Feasible


Review all uses of the word "possible".


The word "possible" implies something that is fiscally unconstrained. Consider replacing with the word "feasible" which more 


clearly establishes bounds.


Some specific examples to consider are:


 - p57, #S4 - "All new streets should accommodate on-street parking, where possible"


 - p68, #7 - "exceed standards where possible"


 - p77, left column, last paragraph - "Bridges should be as long as possible"


 - p77, right column, top paragraph - "culverts should be as large as possible"


 - p77, right column, top paragraph - "Open-bottom culverts with natural substrate should be utilized when possible."


 - p77, right column, last paragraph - "Where a 150-foot buffer is not possible"


45 Policy ADB
Appx K, 


p23, 33-95


Impact of Removing I-


270 / Little Seneca 


Parkway Interchange


Observation & 


Ridge


How is traffic being distributed without the interchange? What are is heading south toward Observation/Ridge as compared to 


north toward Clarksburg/Stringtown?


It's a surprise that Observation/Ridge is functioning at D/D. Confirm the traffic distribution doesn't disproportionately weight 


toward the Clarksburg/Stringtown, minding that travelers may be pre-disposed to go south toward Ridge if their ultimate 


destination is southward.


46 Policy ADB
Appx K, 


p27-29


Impact of Removing I-


270 / Little Seneca 


Parkway Interchange


Cabin Branch 


Travel Time Deltas


In the figures showing the change in travel times with/without and interchange: why doesn't Cabin Branch benefit? Given their 


proximity it is a surprise that they show no changes.


Is it due to the Transportation Analysis Zone being too large & encompassing all of Cabin Branch?


47 Policy ADB
27, 34, 63, 


67
General


Imprevious 


Surfaces


Consider how impervious limits are tallied insofar as planned infrastructure.


These limits should not restrict the implementation of master planned infrastructure, noting past difficulties with building new 


bikeways within the Ten Mile Creek area.


48 Policy HP K 4 Travel Analysis Normal Comment Agree with long-term project assumptions listed on page 4.


49 Policy ADB 36 Transportation PLOC Map Consider resizing Figure 9 (the PLOC Map) onto its own page to improve legibility.


50 * Policy ADB 38 Transportation Lakewood Dr
Is Lakewood Dr the correct street? I'm not recalling where this is nor finding it online, but I'm guessing it's either Lake Ridge Drive, 


or the future extension of Cabin Branch Ave?


51 Policy ADB 39 Transportation Reference Errors RE:#$8 - Fix the two reference errors 


52 Policy ADB 73
Parks, Open Spaces, 


and Recreation


State Highway 


Assc
Under #8, change "State Highway Association" to "State Highway Administration"


53 VZ WH 88 Telecommunications Recommendations
The plan notes that residents expressed concerns about spotty cell phone service. Is this something that is regularly in a master 


plan? If so, should the plan recommend areas for additional towers?


54


55


56


57


58


59
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MCPD Impact Report: Clarksburg Gateway Sector Plan 


 


Overview 


The Clarksburg Gateway Sector Plan presents a transformative vision for approximately 969 acres on 
the eastern side of I-270. The plan anticipates a population increase to over 30,000 residents, 
representing an estimated 2.5% growth in Montgomery County’s overall population. The proposed 
development includes mixed-use housing, expanded transit infrastructure, commercial and 
recreational amenities, and significant environmental and community design enhancements. 


While the plan projects that public safety and patrol services will remain “adequate” over the 20-year 
planning horizon, the Montgomery County Police Department (MCPD) recognizes that the scale and 
nature of the proposed development will likely result in a proportional increase in calls for service. 
This is particularly expected as the population grows and new commercial, residential, and transit 
nodes are activated. 


 


MCPD Impact Considerations 


1. Population Growth and Service Demand 


The anticipated population increase is expected to result in: 


• A higher volume of both emergency and non-emergency calls for service. 
• Increased demand for traffic enforcement, patrol coverage, and investigative resources. 
• Potential impacts on response times, depending on future staffing levels and resource 


allocation within the 5th District. 


2. Transit-Oriented Development and Crime Patterns 


The introduction of the Clarksburg-Germantown Corridor Connector (BRT) and enhanced bus routes 
may: 


• Increase transient populations, particularly around transit hubs and park-and-ride facilities. 
• Require enhanced patrol visibility and presence at key transit nodes. 
• Present opportunities for crime displacement or importation from other jurisdictions, as 


improved connectivity may allow individuals from outside the area to more easily access 
Clarksburg. 







3. Community Outreach and Engagement 


As new residential and commercial developments emerge, there will be a growing need for: 


• Expanded community policing initiatives to build trust and familiarity with new residents and 
business owners. 


• Proactive outreach programs to address safety concerns, educate the public on crime 
prevention, and foster collaboration between law enforcement and the community. 


• Increased presence at public meetings, HOA gatherings, and business forums to ensure that 
police services are responsive to evolving community needs and expectations. 
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101 Monroe Street   •   Rockville,  Maryland  20850 
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www.montgomerycountymd.gov        

Marc Elrich 
County Executive 

MEMORANDUM 

September 22, 2025 

TO: Artie Harris, Chair 
Montgomery Planning Board 

FROM:  Marc Elrich, County Executive  

SUBJECT: County Executive Comments regarding Clarksburg Gateway Sector Plan 

Pursuant to Sec. 33A-5 of the County Code, I am submitting Executive Branch comments on the 
Clarksburg Sector Plan in advance of the public hearing to be held on September 25, 2025. 
Attached are memos I have received from the Department of Environmental Protection (DEP), 
Department of Permitting Services (DPS), Department of Transportation (DOT), Department of 
Housing and Community Affairs (DHCA), and the Montgomery County Police Department 
(MCPD). The departments are available to answer any questions you may have and look forward 
to working with you and your staff throughout the review process.  

Here are my general concerns about the proposed plan, many of which are reinforced by the 
comments in the departmental memos.  

• The boundaries of the draft plan include part of the land in the 2014 Ten Mile Creek Plan
“for the purpose of reconsidering previous plan recommendations there” (page 2). I
recommend removing all recommendations that would affect that land. The
recommendations in the 2014 Plan were adopted by a previous County Council after
years of careful scientific study and public debate about the importance of protecting Ten
Mile Creek and the land use restrictions necessary to accomplish that. Loosening those
protections in any way, under any plan, will undermine the clear intent to draw a line in
the sand regarding development in this area. The land use recommendations in the
2014 Plan were made with the expectation that future plans would respect them, and
they are even more important today considering the environmental degradation that
has occurred because of ongoing development in other areas of Clarksburg.
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Despite conversations with Executive departments during the development of the Public 
Hearing Draft, the Plan ignores the serious consequences of adding 4,000 new housing 
units in an area that already has a significant shortfall in adequate public facilities. The 
memo from the Department of Environmental Protection points out that proposed changes to 
land cover would have a major impact on the health of an already vulnerable high-quality 
stream system that is part of an essential water-supply network. Furthermore, the Plan’s focus 
on rezoning employment uses for additional housing offers no guarantee that new 
development will meet the need for housing that is affordable to a range of income levels.   
And based on an analysis of four scenarios provided in Appendix K of the Plan, the 
Department of Transportation concludes that even with the full buildout of the BRT/Corridor 
Connector network, areawide connectivity and travel time will degrade significantly. 
Conclusion: conditions will worsen – for both current and future residents. Even the 
Montgomery County Police Department cautions about its potential inability to meet the 
service demands of the proposed population growth. It defies logic to substantially increase 
the population in an area with inadequate public facilities, an overtaxed transportation 
network, and poor access to jobs. - with no plan to address the shortfalls. 

Here is a summary of comments from the Executive Departments: 

1. The Department of Transportation concludes that the Draft’s transportation
recommendations will not support the recommended population growth. To
quote from their memo, “The Plan’s transportation metrics (Appendix K) move
notably in the wrong direction.” It points out that the Plan will reduce overall job
accessibility, increase travel time, and increase vehicle miles traveled (VMT) in an
area of the county that already experiences “some of the longest travel times across
all modes and experiences significant job and services accessibility challenges.” It
states that the growth proposed in the Plan “runs a high risk of not meeting Adequate
Public Facilities requirements.”

2. The memo from the police department expresses similar concerns, pointing out
that the anticipated population growth is expected to result in a higher volume of calls
for service, which would likely impact response times unless there are increases in
staffing levels and resource allocation., and.

3. According to the Department of Environmental Protection (DEP), the Draft Plan area
lies almost entirely within the Little Seneca Creek watershed with a small portion in
the Ten Mile Creek watershed. It also lies entirely within two Special Protection
Areas. DEP points out that since 2017, the Little Seneca Creek watershed has had the
greatest increase in the percentage of impervious surfaces of any watershed in the
County. Additionally, while forest cover Countywide has increased, it has declined in
the Plan area by several percentage points. These are red flags that should be
addressed unless you are willing to accept continued degradation of the water
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supply and some of the most pristine watersheds in the County. The DEP memo 
emphasizes that reconsideration of elements of the Plan “presents a timely and 
important opportunity to reverse these trends and demonstrate how development can 
be aligned with ecological restoration and protection.” 

Please review the memo from the Department of Permitting Services for comments on energy 
code compliance and the memo from the Department of Housing and Community Affairs for 
comments on the housing recommendations, emphasizing the importance of accommodating all 
income and accessibility levels. Please note that the Executive Branch does not comment on the 
potential impact on schools. 

The departmental comments, taken together, reinforce the point that focusing solely on 
producing more housing ultimately does a disservice to both current and future residents. 
The Draft’s recommendations are inconsistent with Thrive’s vision for complete communities 
and 15-minute living. Any plan for the future of Clarksburg must consider its distance 
from regional activity and employment centers and make recommendations that do not 
exacerbate existing deficiencies. It should also respect the decisions we made to protect the 
extraordinarily important environmental features of the area. Accordingly, the Draft Plan 
should be amended to address the serious concerns we have raised. 

Thank you for your consideration. 

Enclosures

cc:  Jeffrey Seltzer, Acting Director, Department of Environmental Protection 
Chris Conklin, Director, Department of Transportation  
Scott Bruton, Director, Department of Housing and Community Affairs 
Rabbiah Sabbakhan, Director, Department of Permitting Services 
Captain Eric M. Stancliff, Director, MCPD Policy and Planning Division 
Haley Peckett, Deputy Director, Department of Transportation  
Jenny Snapp, Deputy Director, Department of Housing and Community Affairs  
Debbie Spielberg, Special Assistant to the County Executive  
Dale Tibbitts, Special Assistant to the County Executive  
Claire Iseli, Special Assistant to the County Executive  
Meredith Wellington, Land Use Planning Policy Analyst to the County Executive 
Kara Olsen Salazar, Planning Specialist, Department of General Services 
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MEMORANDUM 
 

September 10, 2025 
 
 
TO:  Kara Olsen Salazar, Planning Specialist  

Department of General Services  
 
FROM: Amy Stevens, Chief, Watershed Restoration Division 

Department of Environmental Protection   
 
SUBJECT: Clarksburg Gateway Sector Plan Amendment, Public Hearing Draft – Executive Branch 

Comments   
 
 
As requested, the Department of Environmental Protection (DEP) has reviewed the Clarksburg Gateway 
Sector Plan, Public Hearing Draft.  We greatly appreciate the opportunity to provide comments.   

 
Additionally, DEP greatly appreciates the collaboration with Planning prior to the release of the public 
hearing draft. We would like to thank Planning for incorporating some of our comments and 
suggestions, particularly those relating to the alignment of Observation Drive and limiting impervious 
surface when compared to the previous plan.  While we appreciate the opportunity to provide input 
during plan development, we have additional comments on the Public Hearing Draft.  As noted below in 
our specific comments, this Sector Plan has invaluable mature and old age forest that is in jeopardy of 
being removed through development.  Montgomery Planning and County Council has a unique 
opportunity to protect these vital resources by putting in place strong requirements that will prevent the 
removal as development concepts and plans are being reviewed and approved.  

 
DEP is submitting the following comments and analysis:     

 
 

General Comments 
 

Land cover has a major impact on the health of streams. Imperviousness, forest cover, and tree canopy 
are significant cover types that influence stream health. The Clarksburg Gateway Sector Plan area lies 
almost entirely within the Little Seneca Creek watershed, with a small portion in the Ten Mile Creek 
watershed. Between 2017 and 2023 the Little Seneca creek watershed had the greatest increase in the 
percentage of impervious surfaces of any watershed in the County. In the Sector Plan area, the 
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impervious surface has already increased from 19.9% to 22.3% over that period and will increase 
substantially under the suggested development scenario. Additionally, between 2008 and 2023, forest 
cover Countywide increased, but within the Sector Plan area it declined by several percentage points.  
Over that same period, tree canopy remained steady across the County but declined by several percent in 
the Sector Plan area (Table 1). 
 

  
Table 1.  Clarksburg Gateway Sector Plan Land Cover Changes, 2003 to 2025  

  
  

 
The Clarksburg Gateway Sector Plan area lies entirely within two Special Protection Areas (SPAs), with 
the majority located in the Clarksburg SPA. Despite this designation, it appears that the SPAs are not 
effectively safeguarding key land cover elements that influence stream and environmental health. As 
noted, all three previously discussed indicators have worsened—both from a stream health perspective 
and in terms of broader ecological integrity. 
 
While some increase in impervious surfaces is expected with development, the loss of forest cover and 
tree canopy is not inevitable. With thoughtful planning and design, it is possible to accommodate growth 
while maintaining—or even increasing—these critical natural resources. It is essential that forest cover 
and tree canopy in the plan area do not continue to decline. In fact, they must increase to support long-
term environmental resilience. 
 
The Clarksburg Gateway Sector Plan presents a timely and important opportunity to reverse these trends 
and demonstrate how development can be aligned with ecological restoration and protection. 

 
Planning must have realistic expectations for the impact of this plan on water quality in Little Seneca 
Creek and Little Seneca Reservoir.  The increased impervious surface, reduction of tree canopy and 
reduction in forest cover will result in negative impacts to water quality.  Research in Clarksburg has 
consistently shown that while stormwater management reduces the impacts, it is not sufficient to prevent 
degradation.    

 
 

Specific Comments 
 

• The Natural Environment, Page 7: The plan notes that “Others are identified as Targeted 
Ecological Areas… These areas must be carefully considered for protection and enhancement 
within the master planning process.” In addition to this, Maryland has also identified BioNET 
Areas Significant for Biodiversity Conservation and Forest Interior Dwelling Species (FIDS) 
habitat within the plan area. These areas warrant the same level of careful consideration for 
protection and enhancement. 
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Recent developments—such as Garnkirk Farms and Dowden’s Station—were constructed almost 
entirely within forested areas that were identified as “Areas Significant for Biodiversity 
Conservation” and FIDS habitat.  These projects resulted in the loss of approximately 92 acres 
of forest, nearly half of which consisted of mature forests over 75 years old. To avoid similar 
losses and the continued decline of critical habitat, the plan should include more specific 
mechanisms and strategies to ensure meaningful protection and enhancement of these 
ecologically valuable areas. 

 
• Section 2, B. Concept Framework Plan Figure 4: Concept Framework Plan, Page 20: 

Recommend identifying areas for forest protection, including forested area upstream of Shawnee 
Ln (which includes a Targeted Ecological Area) and upland forest area just south of COMSAT 
building. 

 
• Section 3, D. Community Design, Page 62, Figure 24: It is strongly recommended that the large, 

forested area directly south of the COMCAST building be prioritized for preservation. This area 
consists primarily of mature to old age forest—over 75 years in age—which is typically of 
higher ecological quality. Although it is not riparian, it still provides substantial water quality 
and environmental benefits. Its non-riparian status may also make it more vulnerable to removal 
during development.   
 
Old age forests offer unique ecological functions that younger forests cannot replicate and given 
the current challenges and long timelines associated with reforestation, this forest is, for all 
practical purposes, irreplaceable. The current design concept, which depicts the complete 
removal of this forest, is concerning. It would be preferable to omit a design concept altogether 
than to present one that suggests total deforestation. 
 
Alternatively, revising the concept to incorporate preservation of this forest could serve as a 
compelling example of how development can coexist with more complex conservation goals—
transforming a challenge into a central amenity and asset for the site and community. 

 
• Section 3, E. Environment, Pages 64/65: Much of the forest in the plan area is also BioNET 

Areas Significant for Biodiversity Conservation and FIDS habitat. 
 

• Section 3, E. Environment, Page 66: Recommend preserving forest areas along Coolbrook 
Tributary for preservation upstream of Shawnee Ln in addition to the area downstream. To 
maintain established forest and prevent forest cover loss it is important to protect areas outside of 
stream buffer widths as well as the areas within buffers. 

 
• Section 3. E. Environment, Environment Recommendations, starting page 67. This section 

presents a strong set of environmental recommendations. Many align with existing requirements 
in the Maryland Stormwater Design Manual and other regulatory frameworks. However, several 
go beyond baseline standards—particularly those that include specific, measurable targets—
which are likely to be the most effective in advancing environmental protection and 
enhancement. 
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For example, proposed requirements such as 50% tree canopy coverage over parking lots and 
35% site green space represent meaningful strategies for mitigating environmental impacts. 
Given that the entire plan area lies within Special Protection Areas (SPAs) and continues to 
experience tree canopy and forest loss, there is a strong case for incorporating additional, more 
ambitious measures. 
 
Additional recommendations to consider include: 

 
 Requiring 50% overall tree canopy coverage per site 
 Identifying and preserving key forest areas through conservation easements 
 Preserving all mature forests (75+ years old) that are at least 1 acre in size, and at 

least 75% of mature forests that are 2 acres or larger 
 Prohibiting stormwater management waivers within SPAs, consistent with the 

heightened environmental sensitivity of these areas 
 

These enhancements would strengthen the plan’s environmental integrity and demonstrate a 
proactive approach to long-term ecological resilience. 

 
We appreciate the opportunity to comment on the Clarksburg Gateway Sector Plan, Public Hearing 
Draft and look forward to continuing to partner with Planning staff on future plans.    
 
 
cc: Claire Iseli, CEX 

Meredith Wellington, CEX 
 Jeff Seltzer, DEP 
  



 
 

DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS 

 

Office of the Director 
  

1401 Rockville Pike, 4th Floor • Rockville, Maryland 20852 • 240-777-0311 • 240-777-3791 FAX • www.montgomerycountymd.gov/dhca 

 
montgomerycountymd.gov/311 240-773-3556 TTY 

Marc Elrich 
County Executive 

Scott Bruton 
Director  

 
 

MEMORANDUM 
 

September 16, 2025 
 
 

TO:  Kara Olsen Salazar, Planning Specialist 
  Department of General Services 
 
FROM: Jenny R. Snapp, Deputy Director 
  Department of Housing and Community Affairs  
 
SUBJECT:   Clarksburg Gateway Sector Plan Amendment, Public Hearing Draft Comments 
 
 
Please accept this Memorandum as the Department of Housing and Community Affairs (DHCA) 
review of the Clarksburg Gateway Sector Plan, Public Hearing Plan.  Thank you for the 
opportunity to provide comments. 
 
As the plan states, over 97% of the housing units in the area are built after the year 2000, and 
tend to be newer, larger and with a higher median sale price.  Given this, consideration needs to 
be given to ensuring the following: 
 
Supporting the Plan recommendations: 

• Attention should be given to a diversity of housing types for a range of incomes.  A 
majority of units in Clarksburg are admittedly Single-Family.  A mix of unit types, which 
include work force housing, multi-family, apartments, duplexes, multiplexes, and 
accessory dwelling units should be added to accommodate all income and opportunity 
levels.  This should include accessible units for the ageing and differently abled 
populations.  Small micro units should be added as well as larger 3 bedrooms and above. 

• As the plan states, supportive housing should be developed for those at risk or 
experiencing homelessness.  

• DHCA fully supports the recommendation in the plan to increase the addition of income 
restricted affordable units as well as providing 15% or more total residential units set 
aside as MPDUs. 

• Work with developers to create units that reduce energy demands for the 
residents/consumers and create units that are accessible and sustainable.   

• Create more walkable communities that offer proximity to commercial corridors. 
 



 
Additional recommendations not in the Clarksburg Gateway Sector Plan: 

• Private developers should be encouraged to collaborate with non-profit organizations as 
well as DHCA to reach maximum affordability. 

• Encourage "active" play space for children in developing new housing. 
• While Clarksburg is different in that the majority of housing in the community is newer, 

all efforts should be made to also reinvest in older units to ensure safety and non-
displacement of current residents, while maintaining a "no net loss" approach. 

 
Thank you for the opportunity to comment on this Plan.   
 
cc:   Claire Iseli, CEX 
 Meredith Wellington, CEX 
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MEMORANDUM 

September 10, 2025 

 

To:   Karen Olsen Salazar 
From:  Rabbiah Sabbakhan, Director 
Subject:  Clarksburg Gateway Sector Plan – Department of Permitting Services Comments 

 

The Department of Permitting Services submits the following comments regarding energy code 
compliance. Beginning in 2025, new construction over 20,000 square feet must provide 33% of its energy 
needs through renewable energy, which is often met with photovoltaic systems. In the coming code cycles, 
this number will increase to 66% and ultimately 100%.  As of now, we allow projects to procure off-site 
renewable energy at a 1:1 ratio, but it should not be expected to be that way in the future.   

We anticipate lowering the “value” of offsite renewable energy to promote onsite renewable energy by 
reducing that ratio to as low as .5:1.  It is critical to inform future developers of these requirements, as they 
will impact rooftop space, and potentially push developers to install ground-mounted solar arrays 
(potentially over parking).  Consideration should be given to allow public and shared spaces to “host” 
development solar installations in which projects can participate, helping them meet their energy code 
requirements. 

Additionally, all new residential zones need to be oriented to maximize solar exposure.  The residential 
energy code will continue to advance towards net-zero energy-ready goals, which will require significant 
roof space and more importantly, roof orientation (ESE, SE, S, SW, WSW, with South being optimal).  
When roadways and neighborhoods are being developed, it is critical for building plots to have a more 
solar-oriented design and a less “flowing” design.  This information should also be provided in any design 
guidelines to avoid conflict between planning desires and code requirements. 

Rabbiah Sabbakhan 
Director 
 

C: Claire Iseli 
 Meredith Wellington 
 



 

DEPARTMENT OF TRANSPORTATION 
 

Office of the Director 
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County Executive  Director 

 
M E M O R A N D U M 

  
September 12, 2025 

  
  

TO: Artie Harris, Chair 
Montgomery County Planning Board 

  
FROM: Haley Peckett, Deputy Director for Transportation Policy 

Department of Transportation 
  
SUBJECT: Clarksburg Gateway Sector Plan  

Public Hearing Draft – MCDOT Agency Comments 
 
Thank you for the opportunity to review the July 2025 Public Hearing Draft of the Clarksburg 
Gateway Sector Plan. We support the overall goal of expanding travel options and accessibility 
through the Clarksburg area, including the development of a denser grid network of streets, 
proposals for new bike and pedestrian connections, and continued emphasis on the growth of the 
Bus Rapid Transit (BRT) and express bus network. However, we want to express our concern 
that the proposed level of growth may lead to significant negative impacts on the transportation 
network, even with new transit and road investment. Additionally, we offer the following 
comments on the Observation Drive realignment, removal of the proposed Little Seneca 
Parkway interchange, and proposal for BRT service. 
 

1) TRANSPORTATION METRICS: The Plan’s transportation metrics (Appendix K) move 
notably in the wrong direction. MCDOT expresses concern that, based on the results of 
the travel model, the Plan will reduce overall job accessibility, increase travel time and 
increase vehicle miles traveled (VMT) as compared to the existing Plan as well as to 
present conditions. This is an area of the county that already experiences some of the 
longest travel times across all modes and experiences significant job and services 
accessibility challenges. Clarksburg residents frequently lead with concerns about traffic 
congestion and accessibility during public engagement events.  
 
Across all three infrastructure scenarios, residents will have access to fewer jobs within 
45 minutes of vehicle travel (between 20,000 to 40,000 fewer jobs, as compared with the 
baseline scenario). Average vehicle travel time increases roughly by one minute in the 



   
 

three scenarios, compared to baseline, and two minutes compared to present day 
conditions. Transit travel time increases by roughly an additional three minutes (to 
between 66-67 minutes total), even with significant additional transit infrastructure and 
service assumed. Buses will travel slower due to increased congestion, while still having 
to travel long distances to desired destinations. With these lengthening transit times, the 
model shows that transit cannot reasonably serve as an alternative for most trips. Quality 
of service across all modes will be degraded. 
 
As the analysis concludes, the transportation metrics perform poorly due to proposed 
changes to land use. The Plan expects to result in an additional 8,800 new residents and 
2,500 new jobs. As a transportation agency, we are not the experts on housing or job 
needs for the County. However, we can see that the growth proposed in the Clarksburg 
Plan runs a high risk of not meeting Adequate Public Facilities requirements, even if we 
were to invest in all infrastructure envisioned in the Plan. Given the distance between 
Clarksburg and regional activity and employment centers, we are concerned that the level 
of population growth proposed will exacerbate current levels of congestion.  

 
We would request that Planning share results of modeling scenarios using lower future 
growth levels to better determine the sensitivity and performance of the three proposed 
infrastructure scenarios. MCDOT is concerned that, as proposed, there is not adequate 
transportation capacity and multimodal transportation options to accommodate the 
proposed land use changes. However, we would be interested in exploring options at 
lower levels of growth. 
 

2) OBSERVATION DRIVE BRIDGE LOCATION AND ALIGNMENT: The Plan proposes to shift 
the alignment of Observation Drive to the west to intersect with Gateway Center Drive in 
the north. This will remove the alignment from the Little Seneca Creek and Coolbrook 
Tributary stream valleys. MCDOT supports the revised recommended alignment, 
including retaining the Little Seneca bridge alignment, as this will reduce environmental 
impacts, reduce construction constraints, and support proposed new communities. 
However, the new alignment will increase the overall project schedule, as much of the 
prior planning and design work underway prior to the Master Plan process will not be 
applicable.  
 
As proposed in the Plan, MCDOT recommends that the Plan maintain the existing 
Little Seneca bridge crossing alignment to limit design changes to current bridge plans, 
environmental impacts, and property needs. The remainder of the alignment north of the 
bridge should respect topography, natural resources, property boundaries, and 
redevelopment potential while providing a direct path of travel to minimize VMT and 
transit travel time.  
 

3) OBSERVATION DRIVE CROSS SECTION: The Plan proposes to limit the cross section of 
Observation Drive to two travel lanes and two dedicated bus lanes (one travel lane and 
one bus lane in each direction). The prior configuration included four travel lanes (two in 
each direction). The reduced capacity of Observation Drive may limit its utility as a by-
pass of MD 355, as prior plans had imagined. With this recommended capacity reduction 
for Observation Drive, MCDOT recommends that the Plan include parallel north-south 
road connectivity through the proposed street grid to provide additional capacity and 
redundancy for this area.  This concept appears to be implicit in the proposed framework, 



   
 

but a secondary corridor is not explicitly identified.  We suggest that multiple smaller 
roads are more effective than one larger road to provide network redundancy. 

 
As an interim condition, Planning Staff is recommending that the bus lanes be used as 
general-purpose lanes until BRT/express bus operations are initiated, at which time the 
lanes could be switched to dedicated bus lanes. MCDOT supports this approach based on 
similar approaches implemented in the Crown area of Gaithersburg on Fields Road (a 
County road) and Decoverly Drive (a City street).  In both cases, development fronts the 
road and additional width for on-street parking is provided. The resulting sections have 
worked well for repurposing of the rightmost travel lane as a bus-only lane.  However, 
MCDOT acknowledges challenges with assuming lane repurposing, given that the future 
context is unknown to planners today. 
 
Given plans to convert a travel lane to a bus lane, MCDOT recommends that the Plan 
include additional width for on-street parking and loading where development is 
proposed to front the road.  In our observations, the parking lane reduces conflicts with 
the bus lane, including loading, drop-off, and parking and stopping maneuvers.  A 
parking lane is not needed in areas where adjacent land use does not induce curbside 
demand.  
 

4) LITTLE SENECA PARKWAY INTERCHANGE: The Plan proposes to remove the interchange 
between Little Seneca Parkway and I-270. Instead, the Plan proposes to extend Little 
Seneca Parkway as a two-lane bridge to the Cabin Branch community.  MCDOT does 
not support this recommendation; instead, we suggest that the Plan maintain the 
interchange recommendation and explore a range of interchange options that can work 
with present and future conditions. We recognize that the interchange would only be 
feasible with state or federal funding. While neither is likely in the short term, the 
interchange could be integrated into future I-270 improvements, but only if it remains in 
the Master Plan. 

 
The Plan’s transportation analysis finds that the interchange (as studied in Scenario 2) 
would increase job accessibility by car by 20,000 in comparison to scenarios without the 
interchange. Additionally, neighborhoods near the interchange would experience drive 
time improvements of up to 3.3 minutes. Recognizing the travel model shows that 
improvements are limited to a few Traffic Analysis Zones (TAZs), MCDOT hypothesizes 
that travel time savings would extend to additional TAZs, based on our understanding of 
travel and land use patterns. 
 
Maintaining the interchange recommendation is important to support potential 
commercial use in this Plan area.  The additional connectivity to I-270 will reduce 
pressure on the MD 121 interchange to the north and the Father Hurley Boulevard 
interchange to the south. It will also reduce north-south travel on Observation Drive, 
reinforcing the preliminary recommendation to reduce its cross-section.  
 
The bridge-only alternative would come at a high cost for little benefit. A non-
interchange connection across I-270 already exists 1,000 feet to the south using West Old 
Baltimore Road. MCDOT believes that the cost of constructing the overpass without an 
interchange is not justified.   



   
 

 
The Plan should recommend that any future interchange configuration support the goals 
of compact design, urban character, and significantly reduced environmental impact. For 
instance, the footprint of the interchange should be minimized to avoid impacts to 
adjacent streams, forest and developable areas. The reduced-footprint interchange should 
convey a “local road” character for Little Seneca Parkway to serve the planned new 
community and existing Cabin Branch community.  Options should consider a minor 
realignment of southbound I-270 within its right-of-way to increase the space available.  
The Plan should also recommend that any major adjacent development provide support 
for the interchange, including producing initial designs and providing necessary land 
dedication. 

 
5) PROPOSED BRT/PARK AND RIDE: The Plan reimagines the Milestone/COMSAT East 

Clarksburg Corridor Connector as a full BRT with dedicated lanes and stations, travelling 
from Clarksburg Town Center in the north to Germantown Town Center in the south.  
MCDOT recommends that the Corridor Connector designation remain without 
specifying a service type. We recommend a flexible approach to bus infrastructure along 
the corridor. We do not want to make a commitment to any specific design or service (eg, 
BRT vs. express bus) until additional study and/or preliminary designs have been 
completed. Maintaining a flexible recommendation will accommodate an operational 
needs-based analysis in the future to determine the type of service.  
 
MCDOT recommends that the Plan consider a location(s) for a regional intercept 
park-and-ride facility. There are few, if any, locations for such a facility elsewhere along 
I-270. Such a facility would allow greater access to transit for riders beyond station 
walksheds in Clarksburg. A parking facility would also reduce the burden on small park-
and-ride lots in Germantown, which route regional traffic through Town Centers.  The 
Little Seneca Parkway interchange area or the northern extent of Observation Drive may 
be useful intercept locations for long distance commuters from the north, reducing traffic 
impacts to town centers and residential areas.   

 
Thank you again for opportunity provide comment on this important Plan. If you have any 
questions, please feel free to reach out to me. 
 
Sincerely, 

 
 
 

Haley Peckett 
Deputy Director for Transportation Policy 
Montgomery County Department of Transportation 
 
 
cc: Chris Van Alstyne, MCDOT 
 Corey Pitts, MCDOT 
 Andrew Bossi, MCDOT 
 Clark Larson, MNCPPC 
 Richard Brockmyer, MNCPPC 
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MCPD Impact Report: Clarksburg Gateway Sector Plan 

 

Overview 

The Clarksburg Gateway Sector Plan presents a transformative vision for approximately 969 acres on 
the eastern side of I-270. The plan anticipates a population increase to over 30,000 residents, 
representing an estimated 2.5% growth in Montgomery County’s overall population. The proposed 
development includes mixed-use housing, expanded transit infrastructure, commercial and 
recreational amenities, and significant environmental and community design enhancements. 

While the plan projects that public safety and patrol services will remain “adequate” over the 20-year 
planning horizon, the Montgomery County Police Department (MCPD) recognizes that the scale and 
nature of the proposed development will likely result in a proportional increase in calls for service. 
This is particularly expected as the population grows and new commercial, residential, and transit 
nodes are activated. 

 

MCPD Impact Considerations 

1. Population Growth and Service Demand 

The anticipated population increase is expected to result in: 

• A higher volume of both emergency and non-emergency calls for service. 
• Increased demand for traffic enforcement, patrol coverage, and investigative resources. 
• Potential impacts on response times, depending on future staffing levels and resource 

allocation within the 5th District. 

2. Transit-Oriented Development and Crime Patterns 

The introduction of the Clarksburg-Germantown Corridor Connector (BRT) and enhanced bus routes 
may: 

• Increase transient populations, particularly around transit hubs and park-and-ride facilities. 
• Require enhanced patrol visibility and presence at key transit nodes. 
• Present opportunities for crime displacement or importation from other jurisdictions, as 

improved connectivity may allow individuals from outside the area to more easily access 
Clarksburg. 



3. Community Outreach and Engagement 

As new residential and commercial developments emerge, there will be a growing need for: 

• Expanded community policing initiatives to build trust and familiarity with new residents and 
business owners. 

• Proactive outreach programs to address safety concerns, educate the public on crime 
prevention, and foster collaboration between law enforcement and the community. 

• Increased presence at public meetings, HOA gatherings, and business forums to ensure that 
police services are responsive to evolving community needs and expectations. 

 



From: Robins, Steven A.
To: Harris, Artie; MCP-Chair
Cc: Pedoeem, Mitra; Linden, Josh; Bartley, Shawn; Hedrick, James; Bob Elliott; Mike Alexander; Casey Blair Anderson

(canderson@rodgers.com); gunterberg@rodgers.com; Sartori, Jason; Kronenberg, Robert; Butler, Patrick;
Zeigler, Donnell; Larson, Clark; Ballo, Rebeccah; marilyn.balcolmbe@montgomerycountymd.gov; Brockmyer,
Richard; Christopher R. Conklin (christopher.conklin@montgomerycountymd.gov)

Subject: Clarksburg Gateway Sector Plan - Testimony for the September 25, 2025 Public Hearing
Date: Tuesday, September 23, 2025 2:49:01 PM
Attachments: River Falls Hearing Submission.pdf
Importance: High

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

 
Dear Chair Harris and Members of the Planning Board: 
 
Please find attached a letter from me along with attachments that I would like to submit
into the Official Public Record for the Clarksburg Gateway Sector Plan. As you know, the
public hearing is scheduled for September 25, 2025. On behalf of the River Falls LLC
team (formerly Lantian Development), we greatly appreciate your consideration of our
position. Bob Elliott will be testifying at the hearing, and we are likely to submit
additional documents into the record (including but not limited to a copy of Mr. Elliott’s
testimony and the accompanying slide deck) before the record closes, which we have
been advised by Staff may be October 3, 2025. 
 
Thank you very much.
 
Steven Robins
_______________________________________________
Steven A. Robins, Attorney
Lerch, Early & Brewer, Chtd. rising to every challenge for 75 years
7600 Wisconsin Ave | Suite 700 | Bethesda, MD 20814
T 301-657-0747 | F 301-347-1778 | Cell 301-252-1904
sarobins@lerchearly.com|Bio

Subscribe to the Zoned In blog

Attention: This message is sent from a law firm ​and may contain information that is privileged or confidential. If you received this
communication in error, please notify the sender by reply e-mail and delete this message and any attachments. Thank you. ​

​​​​

www.lerchearly.com
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September 23, 2025 
 
By Electronic Mail 
 
Artie Harris, Chair 
and Members of the Montgomery County Planning Board 
Maryland-National Capital Park & Planning Commission 
2425 Reedie Drive, 14th Floor 
Wheaton, Maryland 20902 
 
Re:  Clarksburg Gateway Sector Plan – Public Hearing on Working Draft 
 September 25, 2025, Written Testimony for the Clarksburg Gateway Sector Plan –  
 River Falls LLC (formerly Lantian Development), Owner of the Comsat Site 
 
Dear Chair Harris and Members of the Planning Board: 


On behalf of River Falls Investments LLC, formerly known as Lantian Development LLC 
(now jointly, “River Falls”), and the current owner of the Comsat Site in Clarksburg, Maryland, we 
respectfully submit this letter and accompanying materials for inclusion in the official record of the 
Clarksburg Gateway Sector Plan. 


Included in this submission are previously submitted written materials, which remain highly 
relevant to the Planning Board’s deliberations: 


A. Letter dated July 31, 2025, from Robert Elliott commenting on the Working Draft of 
the Sector Plan. 


B. Letter dated June 4, 2025, from Robert Elliott addressing the Preliminary 
Recommendations and briefing before the Planning Board. 


C. Email from Steven A. Robins, counsel for River Falls, dated March 26, 2025, 
commenting on the Sector Plan’s Emerging Ideas Briefing. 


D. Letter from Steven A. Robins and Elizabeth C. Rogers, counsel for River Falls, 
dated January 21, 2025, to Karen Burditt, Chair of the Montgomery County Historic 
Preservation Commission, forwarding written testimony from Robert Elliott, 
Kathryn Kuranda, Senior Vice President of Goodwin & Associates, and a letter 
dated January 21, 2025, from CBRE discussing the potential reuse of the property. 
All these materials relate to the HPC hearing on January 22, 2025, concerning the 
property. We stand by this testimony and fully support the findings made by Historic 
Preservation Technical Staff as referenced herein. 


E. Letter dated February 13, 2024, from Steven A. Robins, counsel for River Falls, to 
Artie Harris, Chair, and Patrick Butler, Chief Upcounty, regarding the County 
Executive’s FY 25 Capital Budget and FY 25–FY 30 CIP – Transportation 
Elements.  
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F.  Letter dated January 30, 2024, from Robert Elliott to Patrick Butler and Christopher 
Conklin, Director MCDOT regarding the proposed alignment of the Observation 
Drive Extension and Phase 1 design timing. 


River Falls plans to submit copies of Robert Elliott’s testimony and the accompanying slide 
deck he will present at the September 25, 2025, hearing, along with supplemental memoranda, 
analyses, and other materials before the public record closes, which we have been advised will 
likely be October 3, 2023.   


We thank the Planning Staff for the time and effort they have dedicated over the past few 
years to meet regularly with our team to discuss the Comsat property and its potential within the 
Sector Plan. The attention given to this Sector Plan shows how important it is, not only for the 
Upcounty but also for Montgomery County as a whole, to get it right so the Plan can meet the 
County’s economic development and housing goals.   


We especially commend the Historic Preservation Staff for their expertise and for hiring a 
professional consultant to evaluate the Comsat building, which ultimately led to the decision not to 
designate it or the property as historic. By removing this obstacle, the Plan can now unlock the 
property’s potential to support the County’s economic development and housing goals. However, 
despite this progress, the current draft of the Plan still does not fully meet the goal of advancing 
those priorities. We now need to find ways to address the remaining issues, of which there are 
many, so the Comsat property can fulfill its potential to create jobs, housing, and opportunities for 
Montgomery County residents.  


In our view, the Plan has two main problems: (1) the Comsat site needs direct access to I-
270 (via Exit 17) to reach its full potential, and (2) the Staff's proposed requirements result in huge 
land constraints significantly reducing the available land for development to less than one-quarter of 
the property. The details are complex, but the key points are clear. Also, without the possibility of 
the interchange, River Falls will struggle to market the site to major commercial, retail, and life 
science tenants, and without more land, there will be limited opportunities to meet the desired levels 
of development and economic growth that the Plan aims for and needs to achieve.  The Plan must 
dial back the amount of land constrained because every acre we lose to these constraints results in 
housing that does not get built, priority economic development that goes elsewhere, transit riders 
who forego riding public transportation, and jobs that, once again, are not created.  


Collectively, the materials we are submitting emphasize a key and urgent theme: the 
Clarksburg Gateway Sector Plan offers a unique—and once-in-a-lifetime—opportunity to shape the 
future of the Comsat property in a way that fully encourages economic development. This rare 
chance can lead to a plan for transformative mixed-use growth, positioning the site to compete for a 
Fortune 100 company and promoting regional expansion. If crafted properly, this Plan will help 
Montgomery County regain a competitive edge with its neighboring jurisdictions.   


Instead of seizing the rare opportunity of a 200-acre site under the control of a single owner, 
the Plan pares down the development acreage to just under 50 acres.  This is more than a technical 
adjustment – it represents a lost opportunity.  The Plan stacks overly ambitious environmental, 
transportation, urban design, and recreational goals on top of each other, leading to a substantial loss 
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of developable land, from over 200 acres to less than 50 acres, as mentioned earlier. This overly 
restrictive approach undermines the very economic potential the Plan should promote. 


The recommendation to eliminate the long-planned Exit 17 interchange off I-270 presents a 
major obstacle to achieving the Plan’s goals for a “complete community” that can attract retail, jobs, 
and housing. This interchange is not just about convenience—it is a key element for regional 
connectivity and economic health. Its removal would limit access, hinder growth, and diminish the 
strategic importance of the Comsat Site. As Mr. Elliott’s testimony states, removing this interchange 
would be devastating for attracting tenants who can bring jobs and retail to the area.  Eliminating the 
possibility of an interchange would also put unnecessary stress on the local road network, require 
costly and disruptive intersection widening that could jeopardize Vision Zero goals, and potentially 
jeopardize the prospects for dedicated bus lanes on Observation Drive. 


The issues outlined in this correspondence and Mr. Elliott’s testimony are the most critical 
problems we have identified. Other impactful restrictions are presented as single sentences or brief 
paragraphs throughout the Draft Plan. Given the time for public testimony, our silence on these 
points should not be interpreted as agreement with them. We plan to address these in a supplemental 
filing and/or during the Board’s work sessions. 


In summary, here are the solutions we endorse for our main points: 


1. Do not designate the property historic. 
2. Keep Exit 17 as a potential alternative. Do not remove it from the plan. 
3. Limit and rationalize excessive land takes and restrictions. 
4. Implement the Constellation Parks String of Pearls concept. 
5. Create a plan for market-ready development types. Include surface parking and 


horizontal formats that can succeed and enable a more vertical typology to develop over 
time. 


6. Maintain visibility for jobs and retail while establishing the framework for economic 
development as a top priority. 


We appreciate the opportunity to testify before the Board and would be happy to answer any 
questions the Board may have during the hearing and in upcoming work sessions. We have invested 
significant time, effort, and funds into this sector planning effort and welcome the chance to share 
our work with the Board during its work sessions. We come before the Board with a spirit of 
unwavering cooperation. Our goal is to seize this generational opportunity and position the 
Clarksburg Gateway and the property to deliver a transformative project that promotes substantial 
economic development, expands our much-needed housing stock, and, just as importantly, helps 
restore Montgomery County’s reputation as a highly desirable, dynamic, and vibrant place to live 
and work. 
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Sincerely, 


LERCH, EARLY & BREWER, CHARTERED 
 
 Steven A. Robins  
By:  _____________________________ 
  Steven A. Robins  
  7600 Wisconsin Avenue, Suite 700 
  Bethesda, MD 20814 
  301-657-0747 
  sarobins@lerchearly.com 
   
 
 
 
 
 
 
 
 
cc :  Robert Elliott 
 Mike Alexander 
 The Honorable Marilyn Balcombe 
 Jason Sartori 
 Robert Kronenberg 
 Christopher Conklin 
 Patrick Butler 
 Donnell Ziegler 
 Clark Larson 
 Rebeccah Ballo 


Richard Brockmyer 
 Gary Unterberg 
 Casey Anderson 
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July 31, 2025 


By Electronic Mail 


Mr. Artie Harris, Chair 


and Members of the Montgomery County Planning Board 


Maryland-National Capital Park & Planning Commission 


2425 Reedie Drive, 14th Floor 


Wheaton, Maryland 20902 


Re: Clarksburg Gateway Sector Plan Working Draft 


Dear Chair Harris and Members of the Planning Board, 


4341 Montgomery Ave 


Bethesda, MD 20814 


301-388-5600


www.LantianDevelopment.com 


I am writing to reiterate our ongoing concerns with the Clarksburg Gateway Master Plan (the 


"Plan"). The Planning Board is already in receipt of two letters outlining many of these concerns, 


but the problems with this Plan run much deeper. Lantian's team has provided Staff with 


detailed feedback and analysis throughout this process, including a detailed red line of the June 


Planning Board documents, but few of our suggestions made it into the current draft Plan. 


Our 204-acre COMSA T property is the centerpiece of the Plan and represents more than 70% 


of the "developable" land. We acquired COMSAT in 2015, and for 10 years, we have patiently 


and tirelessly championed the prospects for redevelopment of the COMSA T site to be an 


economic "game-changer''. We appreciate Staffs conclusion that the property should not be 


designated historic and share their overarching goal of attracting a vibrant mix of residential and 


commercial uses to the area. However, the Plan, as drafted, is far wide of the mark in its 


attempt to outline a blueprint for development that is economically viable. The Plan continues to 


assume development typologies, such as structured parking and tall buildings, that are simply 


not achievable today. The plan must explicitly acknowledge that development will proceed 


incrementally, starting with low-rise buildings and surface parking. The street grid, open spaces, 


and infrastructure can and should be planned in a way that supports a gradual evolution into 


more vertical alternatives rather than setting unrealistic expectations for rapid transformation 


without an extended period of transition. 


The Plan recommends layer upon layer of excessively ambitious environmental, transportation, 


urban design, and recreation objectives one atop the other. The net effect of these 


recommendations results in less than half of the site available for residential or commercial 


uses. By claiming so much space for other purposes, the Plan places significant constraints on 


the amount of housing that could otherwise be built on the site and compromises Lantian's 


ability to establish a dense, mixed-use community that can support high quality transit service. 


Further, the draft Plan calls for eliminating the long-planned Exit 17 interchange but would still 


link the Little Seneca overpass across 1-270. We understand that there may be lower density 


development scenarios that may not necessitate direct interstate access, but removing the 


possibility of an interchange is tantamount to crippling growth and opportunity in this region. It is 


a critical mistake to not include Plan language addressing the potential need for direct interstate 
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September 23, 2025 
 
By Electronic Mail 
 
Artie Harris, Chair 
and Members of the Montgomery County Planning Board 
Maryland-National Capital Park & Planning Commission 
2425 Reedie Drive, 14th Floor 
Wheaton, Maryland 20902 
 
Re:  Clarksburg Gateway Sector Plan – Public Hearing on Working Draft 
 September 25, 2025, Written Testimony for the Clarksburg Gateway Sector Plan –  
 River Falls LLC (formerly Lantian Development), Owner of the Comsat Site 
 
Dear Chair Harris and Members of the Planning Board: 

On behalf of River Falls Investments LLC, formerly known as Lantian Development LLC 
(now jointly, “River Falls”), and the current owner of the Comsat Site in Clarksburg, Maryland, we 
respectfully submit this letter and accompanying materials for inclusion in the official record of the 
Clarksburg Gateway Sector Plan. 

Included in this submission are previously submitted written materials, which remain highly 
relevant to the Planning Board’s deliberations: 

A. Letter dated July 31, 2025, from Robert Elliott commenting on the Working Draft of 
the Sector Plan. 

B. Letter dated June 4, 2025, from Robert Elliott addressing the Preliminary 
Recommendations and briefing before the Planning Board. 

C. Email from Steven A. Robins, counsel for River Falls, dated March 26, 2025, 
commenting on the Sector Plan’s Emerging Ideas Briefing. 

D. Letter from Steven A. Robins and Elizabeth C. Rogers, counsel for River Falls, 
dated January 21, 2025, to Karen Burditt, Chair of the Montgomery County Historic 
Preservation Commission, forwarding written testimony from Robert Elliott, 
Kathryn Kuranda, Senior Vice President of Goodwin & Associates, and a letter 
dated January 21, 2025, from CBRE discussing the potential reuse of the property. 
All these materials relate to the HPC hearing on January 22, 2025, concerning the 
property. We stand by this testimony and fully support the findings made by Historic 
Preservation Technical Staff as referenced herein. 

E. Letter dated February 13, 2024, from Steven A. Robins, counsel for River Falls, to 
Artie Harris, Chair, and Patrick Butler, Chief Upcounty, regarding the County 
Executive’s FY 25 Capital Budget and FY 25–FY 30 CIP – Transportation 
Elements.  
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F.  Letter dated January 30, 2024, from Robert Elliott to Patrick Butler and Christopher 
Conklin, Director MCDOT regarding the proposed alignment of the Observation 
Drive Extension and Phase 1 design timing. 

River Falls plans to submit copies of Robert Elliott’s testimony and the accompanying slide 
deck he will present at the September 25, 2025, hearing, along with supplemental memoranda, 
analyses, and other materials before the public record closes, which we have been advised will 
likely be October 3, 2023.   

We thank the Planning Staff for the time and effort they have dedicated over the past few 
years to meet regularly with our team to discuss the Comsat property and its potential within the 
Sector Plan. The attention given to this Sector Plan shows how important it is, not only for the 
Upcounty but also for Montgomery County as a whole, to get it right so the Plan can meet the 
County’s economic development and housing goals.   

We especially commend the Historic Preservation Staff for their expertise and for hiring a 
professional consultant to evaluate the Comsat building, which ultimately led to the decision not to 
designate it or the property as historic. By removing this obstacle, the Plan can now unlock the 
property’s potential to support the County’s economic development and housing goals. However, 
despite this progress, the current draft of the Plan still does not fully meet the goal of advancing 
those priorities. We now need to find ways to address the remaining issues, of which there are 
many, so the Comsat property can fulfill its potential to create jobs, housing, and opportunities for 
Montgomery County residents.  

In our view, the Plan has two main problems: (1) the Comsat site needs direct access to I-
270 (via Exit 17) to reach its full potential, and (2) the Staff's proposed requirements result in huge 
land constraints significantly reducing the available land for development to less than one-quarter of 
the property. The details are complex, but the key points are clear. Also, without the possibility of 
the interchange, River Falls will struggle to market the site to major commercial, retail, and life 
science tenants, and without more land, there will be limited opportunities to meet the desired levels 
of development and economic growth that the Plan aims for and needs to achieve.  The Plan must 
dial back the amount of land constrained because every acre we lose to these constraints results in 
housing that does not get built, priority economic development that goes elsewhere, transit riders 
who forego riding public transportation, and jobs that, once again, are not created.  

Collectively, the materials we are submitting emphasize a key and urgent theme: the 
Clarksburg Gateway Sector Plan offers a unique—and once-in-a-lifetime—opportunity to shape the 
future of the Comsat property in a way that fully encourages economic development. This rare 
chance can lead to a plan for transformative mixed-use growth, positioning the site to compete for a 
Fortune 100 company and promoting regional expansion. If crafted properly, this Plan will help 
Montgomery County regain a competitive edge with its neighboring jurisdictions.   

Instead of seizing the rare opportunity of a 200-acre site under the control of a single owner, 
the Plan pares down the development acreage to just under 50 acres.  This is more than a technical 
adjustment – it represents a lost opportunity.  The Plan stacks overly ambitious environmental, 
transportation, urban design, and recreational goals on top of each other, leading to a substantial loss 
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of developable land, from over 200 acres to less than 50 acres, as mentioned earlier. This overly 
restrictive approach undermines the very economic potential the Plan should promote. 

The recommendation to eliminate the long-planned Exit 17 interchange off I-270 presents a 
major obstacle to achieving the Plan’s goals for a “complete community” that can attract retail, jobs, 
and housing. This interchange is not just about convenience—it is a key element for regional 
connectivity and economic health. Its removal would limit access, hinder growth, and diminish the 
strategic importance of the Comsat Site. As Mr. Elliott’s testimony states, removing this interchange 
would be devastating for attracting tenants who can bring jobs and retail to the area.  Eliminating the 
possibility of an interchange would also put unnecessary stress on the local road network, require 
costly and disruptive intersection widening that could jeopardize Vision Zero goals, and potentially 
jeopardize the prospects for dedicated bus lanes on Observation Drive. 

The issues outlined in this correspondence and Mr. Elliott’s testimony are the most critical 
problems we have identified. Other impactful restrictions are presented as single sentences or brief 
paragraphs throughout the Draft Plan. Given the time for public testimony, our silence on these 
points should not be interpreted as agreement with them. We plan to address these in a supplemental 
filing and/or during the Board’s work sessions. 

In summary, here are the solutions we endorse for our main points: 

1. Do not designate the property historic. 
2. Keep Exit 17 as a potential alternative. Do not remove it from the plan. 
3. Limit and rationalize excessive land takes and restrictions. 
4. Implement the Constellation Parks String of Pearls concept. 
5. Create a plan for market-ready development types. Include surface parking and 

horizontal formats that can succeed and enable a more vertical typology to develop over 
time. 

6. Maintain visibility for jobs and retail while establishing the framework for economic 
development as a top priority. 

We appreciate the opportunity to testify before the Board and would be happy to answer any 
questions the Board may have during the hearing and in upcoming work sessions. We have invested 
significant time, effort, and funds into this sector planning effort and welcome the chance to share 
our work with the Board during its work sessions. We come before the Board with a spirit of 
unwavering cooperation. Our goal is to seize this generational opportunity and position the 
Clarksburg Gateway and the property to deliver a transformative project that promotes substantial 
economic development, expands our much-needed housing stock, and, just as importantly, helps 
restore Montgomery County’s reputation as a highly desirable, dynamic, and vibrant place to live 
and work. 
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Sincerely, 

LERCH, EARLY & BREWER, CHARTERED 
 
 Steven A. Robins  
By:  _____________________________ 
  Steven A. Robins  
  7600 Wisconsin Avenue, Suite 700 
  Bethesda, MD 20814 
  301-657-0747 
  sarobins@lerchearly.com 
   
 
 
 
 
 
 
 
 
cc :  Robert Elliott 
 Mike Alexander 
 The Honorable Marilyn Balcombe 
 Jason Sartori 
 Robert Kronenberg 
 Christopher Conklin 
 Patrick Butler 
 Donnell Ziegler 
 Clark Larson 
 Rebeccah Ballo 

Richard Brockmyer 
 Gary Unterberg 
 Casey Anderson 
  

mailto:sarobins@lerchearly.com


July 31, 2025 

By Electronic Mail 

Mr. Artie Harris, Chair 

and Members of the Montgomery County Planning Board 

Maryland-National Capital Park & Planning Commission 

2425 Reedie Drive, 14th Floor 

Wheaton, Maryland 20902 

Re: Clarksburg Gateway Sector Plan Working Draft 

Dear Chair Harris and Members of the Planning Board, 

4341 Montgomery Ave 

Bethesda, MD 20814 

301-388-5600

www.LantianDevelopment.com 

I am writing to reiterate our ongoing concerns with the Clarksburg Gateway Master Plan (the 

"Plan"). The Planning Board is already in receipt of two letters outlining many of these concerns, 

but the problems with this Plan run much deeper. Lantian's team has provided Staff with 

detailed feedback and analysis throughout this process, including a detailed red line of the June 

Planning Board documents, but few of our suggestions made it into the current draft Plan. 

Our 204-acre COMSA T property is the centerpiece of the Plan and represents more than 70% 

of the "developable" land. We acquired COMSAT in 2015, and for 10 years, we have patiently 

and tirelessly championed the prospects for redevelopment of the COMSA T site to be an 

economic "game-changer''. We appreciate Staffs conclusion that the property should not be 

designated historic and share their overarching goal of attracting a vibrant mix of residential and 

commercial uses to the area. However, the Plan, as drafted, is far wide of the mark in its 

attempt to outline a blueprint for development that is economically viable. The Plan continues to 

assume development typologies, such as structured parking and tall buildings, that are simply 

not achievable today. The plan must explicitly acknowledge that development will proceed 

incrementally, starting with low-rise buildings and surface parking. The street grid, open spaces, 

and infrastructure can and should be planned in a way that supports a gradual evolution into 

more vertical alternatives rather than setting unrealistic expectations for rapid transformation 

without an extended period of transition. 

The Plan recommends layer upon layer of excessively ambitious environmental, transportation, 

urban design, and recreation objectives one atop the other. The net effect of these 

recommendations results in less than half of the site available for residential or commercial 

uses. By claiming so much space for other purposes, the Plan places significant constraints on 

the amount of housing that could otherwise be built on the site and compromises Lantian's 

ability to establish a dense, mixed-use community that can support high quality transit service. 

Further, the draft Plan calls for eliminating the long-planned Exit 17 interchange but would still 

link the Little Seneca overpass across 1-270. We understand that there may be lower density 

development scenarios that may not necessitate direct interstate access, but removing the 

possibility of an interchange is tantamount to crippling growth and opportunity in this region. It is 

a critical mistake to not include Plan language addressing the potential need for direct interstate 







































































































































From: rg steinman
To: MCP-Chair
Subject: Testimony - Clarksburg Gateway Sector Plan Public Hearing, Sep 25,
Date: Friday, September 19, 2025 12:47:27 PM
Attachments: FOTMC Testimony to Planning Board, Clarksburg Sector Plan^J Sep2025.docx

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

Submitted by John Parrish on behalf of The Friends of Ten Mile Creek and Little Seneca Reservoir.
Thank you.
~ 


 (
Protecting a clean water source for the Washington D.C. region
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Date: September 25, 2025

To: Montgomery County Planning Board Commissioners

From: Friends of Ten Mile Creek and Little Seneca Reservoir

Subject: The Draft Clarksburg Gateway Sector Plan - Concerns & Recommendations 



Dear Commissioners,



The Friends of Ten Mile Creek and Little Seneca Reservoir (FOTMC) are grateful for the many opportunities we’ve had to work with staff in the formulation of the Clarksburg Gateway Sector Plan (CGSP). FOTMC has actively engaged in all phases of the CGSP. We participated in the CGSP Kickoff in July 2023 as well as the subsequent listening sessions in October 2023. We reviewed the June 2023 Scope of Work and the Existing Conditions Report presented to the Planning Board on November 30, 2023. We participated in the May-June 2024 Community Visioning Workshops, where we reviewed the various scenarios presented and engaged in discussions with staff. We attended the staff’s presentation at Rocky Hills Middle School on January 14, 2025. And most recently, we viewed the Staff’s presentation to the Planning Board on July 31, 2025. We shared our concerns and recommendations with staff during each of these sessions, which we formalized in previous letters sent to CGSP staff in January and July of 2024 and February 2025. This testimony summarizes where we agree with the planning staff’s decisions, as well as our ongoing concerns and recommendations. 



AREAS OF AGREEMENT

FOTMC is aligned with the sector plan’s goal: “This plan seeks to protect existing forested and natural areas to the greatest extent possible…” (p. 64) In this vein, we support the following elements of the Draft plan: 



· The elimination of the Master Plan Alignment for the extension of Observation Drive south to West Old Baltimore Road. This decision will preserve many acres of forest and avoid substantial environmental impacts on the Cool Brook Tributary and, consequently, on Little Seneca Creek. 

· The removal of the Clarksburg/355 Bypass from the plan. This means the elementary school will remain and the headwaters, forests and wetlands of both Ten Mile Creek and the Cool Brook Tributary can be spared additional insults. 

· The removal of the I-270 Interchange from the plan. The I-270 Interchange was the most destructive alternative for access to the sector plan area and unnecessary as two interchange access points, to the north and south, already provide this access.

· Turning the Cool Brook forested area into Cool Brook Stream Valley Park, with all natural surface trails.

· Preservation of an additional 8 to 10 acres of parkland to serve the community with a variety of uses such as a local park, community gardens and other community-oriented activities.

· The recommendation for a minimum 200-foot building setback from I-270, including a minimum 50-foot native tree buffer, to help minimize noise and air pollution impacts on residents from the highway. (FOTMC encourages an even greater setback based on studies that show harmful effects of air pollution at much greater distances.)

· The narrowing of roadways, if new roads are built.



FOTMC’S PRIMARY CONCERNS AND OBJECTIVES

As we have expressed in previous letters, FOTMC’s primary concerns are to protect and restore the health of the streams, conserve the forests, and ensure a clean drinking water supply. 

This requires that the Clarksburg Sector Plan:

· Safeguards water quality in the two main tributaries that originate in the Sector Plan area and flow to the Little Seneca Reservoir, which serves as a reservoir that provides additional water flow to the Potomac River, a public water supply, during drought periods.

· Conserves the remaining 285 acres of forest occurring within the 969-acre sector plan boundary

· Avoids the construction of new roadways through forests, parks, streams, stream valleys, and wetlands 

· Limits development, and hence limits impervious surfaces, on the site of the historic COMSAT building, and 

· Protects the health of the Little Seneca Reservoir by protecting Little Seneca Creek, which is the largest tributary feeding into Little Seneca Lake Reservoir.



Consistent with the Draft plan’s guiding principle of choosing alternatives that pose the least damage to the environment, we offer the following comments and recommendations for you to consider as you evaluate this plan:



FOREST PROTECTION

Priority Urban Forest Preservation. The State of Maryland has designated nearly all of the forests in this plan area as Priority Urban Forests. These are forests that the State considers priorities for retention and protection. This designation provides the foundation to choose alternatives that cause the least damage to the environment. But unless these forested areas are actually preserved, the goal of the Priority Urban Forest designation will not be achieved. 



In addition to preservation of the forests within the stream buffer along the Cool Brook Tributary, we recommend the following Priority Urban Forests areas be preserved: 

· The four largest forested areas on the COMSAT property: (1) the forest at the northern property boundary, which is part of another forest area that is already in a Category 1 conservation easement; (2) all the forests alongside the Cool Brook Tributary; (3) all the forested area at the southern end of the COMSAT building (abutting the parking lot), which could be impacted by the southern extension of Gateway Center Drive; (4) the forest strip along the southeastern property border (abutting the Linthicum property) leading to West Old Baltimore Road, which could be impacted by the extension of the north/south Gateway Center Drive. 

· The forests within the proposed alignment of the northern extension of Observation Drive, east of Little Seneca Creek, is also a Priority Urban Forest, and it needs to be preserved. The northward extension of Observation Drive would devastate this forest.



Additional Forest Preservation 

· We advocate for the preservation of the forest abutting I-270 on the Linthicum property. The Plan designates a new alignment for the northward extension of Observation Drive that would cut through the forest abutting I-270. While the Plan states that the re-alignment of Observation Drive closer to the western property line of the Linthicum Farm Property would “minimize potential adverse impacts to stream valley buffers” (p.39), it does not appear that this re-alignment really has any impact on the Little Seneca stream buffer. However, the new alignment would devastate the forest abutting I-270, which for some inexplicable reason was not designated as a Priority Urban Forest.



Stream Buffer Expansion in the Clarksburg Special Protection Area (SPA)

In the vein of forest and protection of the sensitive water resources, we support the expansion of stream buffers, beyond what the SPA requires, along all waterways in the sector plan area, which lies entirely within the Clarksburg SPA. The health condition of the streams in the Clarksburg SPA has been in decline since 1998 due to intensive development within the Clarksburg SPA. Expanded buffers are imperative if the County is to salvage the Special Protection Area goal, which is “to protect and maintain high-quality or sensitive water resources.” Any development that takes place will impact the tributaries that feed into Little Seneca Creek, which empties into Little Seneca Lake Reservoir, which in turn flows to the Potomac River and contributes to the regional water supply. The adjacent Ten Mile Creek Special Protection Area offers a good model to follow. That SPA requires that buffers “on both sides of both perennial and intermittent streams, and adjacent to springs and seeps” must be a minimum of 200 feet. (Ten Mile Creek 2014 Amended Master Plan, p.19).



Additionally, on the Linthicum properties north and south of West Old Baltimore Road, we urge the County to get more land preserved either through private conservation easements or public parkland dedication in the following locations to provide better stream protection:

· All along the western edge of Little Seneca Creek, and

· Along the western edge of the Cool Brook Tributary, above its confluence with Little Seneca Creek. 




ROADWAYS



Gateway Center Drive Extended

Staff has indicated that they do not intend to use the existing Comsat Drive roads for the southward extension of Gateway Center drive. Instead, the Plan suggests a new road to be built east of the main COMSAT building. If a road is built on this alignment, we recommend utilizing the open areas to the maximum extent possible to avoid the taking of any Priority Urban Forest.



We support a less environmentally damaging alternative, which is to utilize the existing roads on the COMSAT campus to provide connectivity from the southern terminus of Gateway Center Drive at Shawnee Lane, heading south to West Old Baltimore Road. This existing north-south connectivity would serve as a neighborhood connector for any development on the COMSAT property and would avoid the environmentally damaging impact to the tree-covered areas. 



Westward Extension of Little Seneca Parkway

We wholeheartedly concur with the decision to eliminate the I-270 interchange from the sector plan. An I-270 interchange would be extremely environmentally destructive and does not align with the ‘local community’ vision, nor is the money to build an interchange likely to be available. 



However, the Little Seneca Parkway extension that you recommend for east-west connectivity between Route 355 (Frederick Road) and Lake Ridge Drive (on the west side of I-270), even without an interchange, would also severely impact the streams, wetlands, and forests as it crosses the Cool Brook Tributary  and the Unnamed Tributary alongside I-270. 



Rather than extending Little Seneca Parkway through forests and wetlands, our recommendation is to utilize the existing East-West transportation infrastructure – West Old Baltimore Road – that already links Route 355 to Lake Ridge Drive.  West Old Baltimore Road has long-served East-West connectivity for automobile transportation into and out of the Sector Plan area. The road is wide enough to add bus stops and a shared-use path for pedestrians and bicyclists, and it can be further widened. 



Observation Drive

Staff’s plan to extend Observation Drive north to connect with Gateway Center Drive would have devastating environmental impacts on an area designated for Priority Urban Forest preservation. The northward extension of Observation Drive would cut through and destroy upland forests, cross floodplains, traverse wetlands and steep slopes, and sever the greenway park – all of which would seriously degrade the mainstream of Little Seneca Creek. In addition, staff’s current alignment shows this northward extension cutting through the forest on the Linthicum property rather than traversing the open field, which is a far less destructive route. 



We strongly urge the planners to forego consideration of the northward extension of Observation Drive south of West Old Baltimore Road due to the extensive environmental impacts as well as the costliness of the bridge and road construction. 



DEVELOPMENT ON THE HISTORIC COMSAT BUILDING SITE

As the Clarksburg Sector Plan does not recommend preservation of the COMSAT building, the 34-acre environmental setting, as well as a large percentage of the rest of the 200-acre COMSAT property, could be developed. Spatially extensive redevelopment of this site would entail considerable additional impervious cover and the loss of Priority Urban Forests as well as other tree cover. We urge you to prioritize the preservation of the four main forest areas in this part of the sector plan. (See earlier discussion re: the 4 forest groves on the COMSAT site, which the State has designated as Priority Urban Forest.) 



Since the COMSAT property drains into the Cool Brook Tributary and the Unnamed Tributary flowing alongside I-270, the loss of these forests would degrade these tributaries and undermine the County’s Climate Action Plan goals. There is sufficient open space on this property such that any development plans (roads, houses, etc) can avoid impacting the COMSAT forest groves. 







Regardless of whether the COMSAT building is preserved, we do not support turning the COMSAT Property into a major regional destination point with an excessive amount of housing, retail, dining and additional roads. Such extensive development would destroy forests, substantially increase impervious surface cover in the Clarksburg SPA, and lead to stream degradation that would further harm the water quality of Little Seneca Reservoir. We support scaling back development of the COMSAT property to harmonize with your vision of a compact community, not a regional hub. Scaling back will also contribute to reducing congestion on the roads. 



While a thoughtful redevelopment of the COMSAT property centered around a preserved and adaptively re-used COMSAT building would be the best way to avoid and minimize damaging impacts to the forests, streams, and treed landscape, the sector plan does not support this. Therefore, we recommend the next best alternative, which is to place development on the COMSAT property in open areas and capped to the extent that it can be supported with existing roads into and out of the Sector Plan area. 

	

We also support the proposal to set aside 8 to 10 acres of open area of the COMSAT property for community use, such as a local park, community gardens and other community-oriented facilities to support educational, recreational, and cultural activities.



IMPERVIOUSNESS, STREAM HEALTH, AND THE LONG-TERM HEALTH OF LITTLE SENECA LAKE RESERVOIR 

Scientific evidence has established this basic relationship: The greater the level of imperviousness, the greater the harm to the health of the watershed. According to the Maryland Department of Natural Resources, stream ecosystems deteriorate as a watershed’s imperviousness approaches 10%. The sensitive macroinvertebrates -- such as stoneflies and some mayflies and caddisflies – disappear. As imperviousness climbs beyond 10%, trout disappear, there are fewer fish species and only a few tolerant amphibian and insect species remain. Beyond watershed imperviousness of 20%, stream ecosystems no longer support a diversity of native aquatic life. Some tolerant native species can survive but non-native species dominate. (See DNR graphic below, “How Impervious Surface Impacts Stream Health”) 







According to the working draft plan (p.63), “As of 2020, impervious surfaces covered roughly 21% of the Plan Area,” which is located entirely within the Clarksburg Special Protection Area.



Current data (from MC ATLAS) presents impervious percentage data for three points in the Clarksburg SPA: 32%, 31%, and 24%, respectively. The sector plan area occupies the majority of the 24% portion of the SPA, but also includes the drainage from outlet mall west of I-270, which flows into the unnamed Tributary that flows alongside I-270. According to Montgomery County Environmental Guidelines (2021), “The County’s goal in special protection areas is to protect and maintain high-quality or sensitive water resources and related environmental features in identified geographic areas where proposed land uses threaten those resources and a higher level of environmental protection is needed” (p.24). 



The Countywide Stream Protection Strategy shows that, pre-development (1994-1998), all the streams in the Clarksburg Special Protection Area were rated ‘good’ and ‘excellent’ (pdf p.155, II.12.4). However, the most recent DEP data (2020-DEP detailed maps) shows that, due to intensive development within the Clarksburg SPA, the condition of the majority of the streams has deteriorated. Despite the best intentions of the 1994 Clarksburg Plan and the SPA, stream health ratings are now listed in ‘good,’ ‘fair,’ and ‘poor’ condition. None are rated excellent anymore . 



More development in the watershed means more impervious surface area, which means more polluted urban runoff into the streams, larger volumes and greater velocity of stormwater runoff, increased streambank erosion, and more sediment and pollution released into Little Seneca Reservoir, the region’s back-up water supply. 



The 2014 Ten Mile Creek Amendment to the Clarksburg Master Plan called for a study of the long-term health of the Reservoir (p.47), but to date, a comprehensive, long-term study, including “the land use impacts from all watersheds draining into the reservoir,” has not been done. This is especially important because WSSC’s October 2020 Water Quality Evaluation of Little Seneca Reservoir (rec’d from Clark Larson) was limited in its scope and predated the intensive development in the Cabin Branch watershed and the developments that have recently begun in the Ten Mile Creek watershed. Furthermore, a December 14, 2020 Montgomery County Parks Department PowerPoint Presentation, “Algae Blooms and Our Local Lakes,” reported finding microcystin toxin in Little Seneca Lake and the Cabin Branch Forebay of Little Seneca Lake in August 2020. Given the ongoing developments in the Little Seneca Reservoir watershed, it’s important to know what impact the Clarksburg Gateway Sector Plan will have on the Little Seneca Reservoir.



Moreover, other jurisdictions in Maryland have stringent zoning protections for their water supply. The Little Seneca Reservoir does not. With no other zoning protections in place to restrict development, what will this plan do to protect the region’s back-up drinking water supply?



CONCLUSION 

To achieve the SPA’s goal of watershed and stream protection, we urge you to carry out the SPA goals to “protect and maintain high-quality or sensitive water resources and related environmental features.” Preserving forests, limiting the extent of development, and utilizing existing roads are the least expensive and most effective ways to protect streams and water quality. These Earth-friendly environmental actions are critical to safeguarding water quality, improving air quality, combatting climate extremes, fostering native biodiversity, and protecting human health and the quality of life for all. Protecting a place is the same as protecting a part of ourselves.



Thank you for thoughtfully studying our comments and recommendations.



“What we have left is not enough. But it’s all we’ve got, and nothing less than all of it will do.”



Most Sincerely, 



Anne Cinque, President

Friends of Ten Mile Creek & Little Seneca Reservoir















								LITTLE SENECA LAKE RESERVOIR
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The following organizations have endorsed our testimony:



· Coalition to Stop Stream Destruction



· Conservation Montgomery 
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· Montgomery Countryside Alliance
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· Sugarloaf Citizens Association
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· TAME Coalition
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Date: September 25, 2025 
To: Montgomery County Planning Board Commissioners 
From: Friends of Ten Mile Creek and Little Seneca Reservoir 
Subject: The Draft Clarksburg Gateway Sector Plan - Concerns & Recommendations  
 
Dear Commissioners, 
 
The Friends of Ten Mile Creek and Little Seneca Reservoir (FOTMC) are grateful for the many opportunities we’ve had to 
work with staff in the formulation of the Clarksburg Gateway Sector Plan (CGSP). FOTMC has actively engaged in all 
phases of the CGSP. We participated in the CGSP Kickoff in July 2023 as well as the subsequent listening sessions in 
October 2023. We reviewed the June 2023 Scope of Work and the Existing Conditions Report presented to the Planning 
Board on November 30, 2023. We participated in the May-June 2024 Community Visioning Workshops, where we 
reviewed the various scenarios presented and engaged in discussions with staff. We attended the staff’s presentation 
at Rocky Hills Middle School on January 14, 2025. And most recently, we viewed the Staff’s presentation to the Planning 
Board on July 31, 2025. We shared our concerns and recommendations with staff during each of these sessions, which 
we formalized in previous letters sent to CGSP staff in January and July of 2024 and February 2025. This testimony 
summarizes where we agree with the planning staff’s decisions, as well as our ongoing concerns and 
recommendations.  
 
AREAS OF AGREEMENT 
FOTMC is aligned with the sector plan’s goal: “This plan seeks to protect existing forested and natural areas to the 
greatest extent possible…” (p. 64) In this vein, we support the following elements of the Draft plan:  
 
• The elimination of the Master Plan Alignment for the extension of Observation Drive south to West Old Baltimore 

Road. This decision will preserve many acres of forest and avoid substantial environmental impacts on the Cool 
Brook Tributary and, consequently, on Little Seneca Creek.  

• The removal of the Clarksburg/355 Bypass from the plan. This means the elementary school will remain and the 
headwaters, forests and wetlands of both Ten Mile Creek and the Cool Brook Tributary can be spared additional 
insults.  

• The removal of the I-270 Interchange from the plan. The I-270 Interchange was the most destructive alternative for 
access to the sector plan area and unnecessary as two interchange access points, to the north and south, already 
provide this access. 

• Turning the Cool Brook forested area into Cool Brook Stream Valley Park, with all natural surface trails. 
• Preservation of an additional 8 to 10 acres of parkland to serve the community with a variety of uses such as a local 

park, community gardens and other community-oriented activities. 
• The recommendation for a minimum 200-foot building setback from I-270, including a minimum 50-foot native 

tree buffer, to help minimize noise and air pollution impacts on residents from the highway. (FOTMC encourages an 
even greater setback based on studies that show harmful effects of air pollution at much greater distances.) 

• The narrowing of roadways, if new roads are built. 
 
FOTMC’S PRIMARY CONCERNS AND OBJECTIVES 
As we have expressed in previous letters, FOTMC’s primary concerns are to protect and restore the health of the 
streams, conserve the forests, and ensure a clean drinking water supply.  
This requires that the Clarksburg Sector Plan: 
• Safeguards water quality in the two main tributaries that originate in the Sector Plan area and flow to the Little 

Seneca Reservoir, which serves as a reservoir that provides additional water flow to the Potomac River, a public 
water supply, during drought periods. 

• Conserves the remaining 285 acres of forest occurring within the 969-acre sector plan boundary 

Protecting a clean water source 
for the Washington D.C. region 



• Avoids the construction of new roadways through forests, parks, streams, stream valleys, and wetlands  
• Limits development, and hence limits impervious surfaces, on the site of the historic COMSAT building, and  
• Protects the health of the Little Seneca Reservoir by protecting Little Seneca Creek, which is the largest tributary 

feeding into Little Seneca Lake Reservoir. 
 
Consistent with the Draft plan’s guiding principle of choosing alternatives that pose the least damage to the 
environment, we offer the following comments and recommendations for you to consider as you evaluate this plan: 
 
FOREST PROTECTION 
Priority Urban Forest Preservation. The State of Maryland has designated nearly all of the forests in this plan area as 
Priority Urban Forests. These are forests that the State considers priorities for retention and protection. This 
designation provides the foundation to choose alternatives that cause the least damage to the environment. But 
unless these forested areas are actually preserved, the goal of the Priority Urban Forest designation will not be 
achieved.  
 
In addition to preservation of the forests within the stream buffer along the Cool Brook Tributary, we recommend the 
following Priority Urban Forests areas be preserved:  
• The four largest forested areas on the COMSAT property: (1) the forest at the northern property boundary, which 

is part of another forest area that is already in a Category 1 conservation easement; (2) all the forests alongside the 
Cool Brook Tributary; (3) all the forested area at the southern end of the COMSAT building (abutting the parking lot), 
which could be impacted by the southern extension of Gateway Center Drive; (4) the forest strip along the 
southeastern property border (abutting the Linthicum property) leading to West Old Baltimore Road, which could 
be impacted by the extension of the north/south Gateway Center Drive.  

• The forests within the proposed alignment of the northern extension of Observation Drive, east of Little Seneca 
Creek, is also a Priority Urban Forest, and it needs to be preserved. The northward extension of Observation Drive 
would devastate this forest. 

 
Additional Forest Preservation  
• We advocate for the preservation of the forest abutting I-270 on the Linthicum property. The Plan designates a 

new alignment for the northward extension of Observation Drive that would cut through the forest abutting I-270. 
While the Plan states that the re-alignment of Observation Drive closer to the western property line of the 
Linthicum Farm Property would “minimize potential adverse impacts to stream valley buffers” (p.39), it does not 
appear that this re-alignment really has any impact on the Little Seneca stream buffer. However, the new alignment 
would devastate the forest abutting I-270, which for some inexplicable reason was not designated as a Priority 
Urban Forest. 
 

Stream Buffer Expansion in the Clarksburg Special Protection Area (SPA) 
In the vein of forest and protection of the sensitive water resources, we support the expansion of stream buffers, 
beyond what the SPA requires, along all waterways in the sector plan area, which lies entirely within the Clarksburg 
SPA. The health condition of the streams in the Clarksburg SPA has been in decline since 1998 due to intensive 
development within the Clarksburg SPA. Expanded buffers are imperative if the County is to salvage the Special 
Protection Area goal, which is “to protect and maintain high-quality or sensitive water resources.” Any development 
that takes place will impact the tributaries that feed into Little Seneca Creek, which empties into Little Seneca Lake 
Reservoir, which in turn flows to the Potomac River and contributes to the regional water supply. The adjacent Ten Mile 
Creek Special Protection Area offers a good model to follow. That SPA requires that buffers “on both sides of both 
perennial and intermittent streams, and adjacent to springs and seeps” must be a minimum of 200 feet. (Ten Mile 
Creek 2014 Amended Master Plan, p.19). 
 
Additionally, on the Linthicum properties north and south of West Old Baltimore Road, we urge the County to get more 
land preserved either through private conservation easements or public parkland dedication in the following locations 
to provide better stream protection: 
• All along the western edge of Little Seneca Creek, and 
• Along the western edge of the Cool Brook Tributary, above its confluence with Little Seneca Creek.  
 



ROADWAYS 
 
Gateway Center Drive Extended 
Staff has indicated that they do not intend to use the existing Comsat Drive roads for the southward extension of 
Gateway Center drive. Instead, the Plan suggests a new road to be built east of the main COMSAT building. If a road is 
built on this alignment, we recommend utilizing the open areas to the maximum extent possible to avoid the taking of 
any Priority Urban Forest. 
 
We support a less environmentally damaging alternative, which is to utilize the existing roads on the COMSAT campus 
to provide connectivity from the southern terminus of Gateway Center Drive at Shawnee Lane, heading south to West 
Old Baltimore Road. This existing north-south connectivity would serve as a neighborhood connector for any 
development on the COMSAT property and would avoid the environmentally damaging impact to the tree-covered 
areas.  
 
Westward Extension of Little Seneca Parkway 
We wholeheartedly concur with the decision to eliminate the I-270 interchange from the sector plan. An I-270 
interchange would be extremely environmentally destructive and does not align with the ‘local community’ vision, nor 
is the money to build an interchange likely to be available.  
 
However, the Little Seneca Parkway extension that you recommend for east-west connectivity between Route 355 
(Frederick Road) and Lake Ridge Drive (on the west side of I-270), even without an interchange, would also severely 
impact the streams, wetlands, and forests as it crosses the Cool Brook Tributary  and the Unnamed Tributary alongside 
I-270.  
 
Rather than extending Little Seneca Parkway through forests and wetlands, our recommendation is to utilize the 
existing East-West transportation infrastructure – West Old Baltimore Road – that already links Route 355 to Lake Ridge 
Drive.  West Old Baltimore Road has long-served East-West connectivity for automobile transportation into and out of 
the Sector Plan area. The road is wide enough to add bus stops and a shared-use path for pedestrians and bicyclists, 
and it can be further widened.  
 
Observation Drive 
Staff’s plan to extend Observation Drive north to connect with Gateway Center Drive would have devastating 
environmental impacts on an area designated for Priority Urban Forest preservation. The northward extension of 
Observation Drive would cut through and destroy upland forests, cross floodplains, traverse wetlands and steep 
slopes, and sever the greenway park – all of which would seriously degrade the mainstream of Little Seneca Creek. In 
addition, staff’s current alignment shows this northward extension cutting through the forest on the Linthicum property 
rather than traversing the open field, which is a far less destructive route.  
 
We strongly urge the planners to forego consideration of the northward extension of Observation Drive south of West 
Old Baltimore Road due to the extensive environmental impacts as well as the costliness of the bridge and road 
construction.  
 
DEVELOPMENT ON THE HISTORIC COMSAT BUILDING SITE 
As the Clarksburg Sector Plan does not recommend preservation of the COMSAT building, the 34-acre environmental 
setting, as well as a large percentage of the rest of the 200-acre COMSAT property, could be developed. Spatially 
extensive redevelopment of this site would entail considerable additional impervious cover and the loss of Priority 
Urban Forests as well as other tree cover. We urge you to prioritize the preservation of the four main forest areas in 
this part of the sector plan. (See earlier discussion re: the 4 forest groves on the COMSAT site, which the State has 
designated as Priority Urban Forest.)  
 
Since the COMSAT property drains into the Cool Brook Tributary and the Unnamed Tributary flowing alongside I-270, 
the loss of these forests would degrade these tributaries and undermine the County’s Climate Action Plan goals. There 
is sufficient open space on this property such that any development plans (roads, houses, etc) can avoid impacting the 
COMSAT forest groves.  
 
 



 
Regardless of whether the COMSAT building is preserved, we do not support turning the COMSAT Property into a major 
regional destination point with an excessive amount of housing, retail, dining and additional roads. Such extensive 
development would destroy forests, substantially increase impervious surface cover in the Clarksburg SPA, and lead to 
stream degradation that would further harm the water quality of Little Seneca Reservoir. We support scaling back 
development of the COMSAT property to harmonize with your vision of a compact community, not a regional hub. 
Scaling back will also contribute to reducing congestion on the roads.  
 
While a thoughtful redevelopment of the COMSAT property centered around a preserved and adaptively re-used 
COMSAT building would be the best way to avoid and minimize damaging impacts to the forests, streams, and treed 
landscape, the sector plan does not support this. Therefore, we recommend the next best alternative, which is to 
place development on the COMSAT property in open areas and capped to the extent that it can be supported with 
existing roads into and out of the Sector Plan area.  
  
We also support the proposal to set aside 8 to 10 acres of open area of the COMSAT property for community use, 
such as a local park, community gardens and other community-oriented facilities to support educational, recreational, 
and cultural activities. 
 
IMPERVIOUSNESS, STREAM HEALTH, AND THE LONG-TERM HEALTH OF LITTLE SENECA LAKE RESERVOIR  
Scientific evidence has established this basic relationship: The greater the level of imperviousness, the greater the 
harm to the health of the watershed. According to the Maryland Department of Natural Resources, stream 
ecosystems deteriorate as a watershed’s imperviousness approaches 10%. The sensitive macroinvertebrates -- such 
as stoneflies and some mayflies and caddisflies – disappear. As imperviousness climbs beyond 10%, trout disappear, 
there are fewer fish species and only a few tolerant amphibian and insect species remain. Beyond watershed 
imperviousness of 20%, stream ecosystems no longer support a diversity of native aquatic life. Some tolerant native 
species can survive but non-native species dominate. (See DNR graphic below, “How Impervious Surface Impacts 
Stream Health”)  
 

 
 

According to the working draft plan (p.63), “As of 2020, impervious surfaces covered roughly 21% of the Plan Area,” 
which is located entirely within the Clarksburg Special Protection Area. 
 
Current data (from MC ATLAS) presents impervious percentage data for three points in the Clarksburg SPA: 32%, 31%, 
and 24%, respectively. The sector plan area occupies the majority of the 24% portion of the SPA, but also includes the 
drainage from outlet mall west of I-270, which flows into the unnamed Tributary that flows alongside I-270. According 



to Montgomery County Environmental Guidelines (2021), “The County’s goal in special protection areas is to protect 
and maintain high-quality or sensitive water resources and related environmental features in identified geographic 
areas where proposed land uses threaten those resources and a higher level of environmental protection is needed” 
(p.24).  
 
The Countywide Stream Protection Strategy shows that, pre-development (1994-1998), all the streams in the 
Clarksburg Special Protection Area were rated ‘good’ and ‘excellent’ (pdf p.155, II.12.4). However, the most recent DEP 
data (2020-DEP detailed maps) shows that, due to intensive development within the Clarksburg SPA, the condition of 
the majority of the streams has deteriorated. Despite the best intentions of the 1994 Clarksburg Plan and the SPA, 
stream health ratings are now listed in ‘good,’ ‘fair,’ and ‘poor’ condition. None are rated excellent anymore .  
 
More development in the watershed means more impervious surface area, which means more polluted urban runoff 
into the streams, larger volumes and greater velocity of stormwater runoff, increased streambank erosion, and more 
sediment and pollution released into Little Seneca Reservoir, the region’s back-up water supply.  
 
The 2014 Ten Mile Creek Amendment to the Clarksburg Master Plan called for a study of the long-term health of the 
Reservoir (p.47), but to date, a comprehensive, long-term study, including “the land use impacts from all watersheds 
draining into the reservoir,” has not been done. This is especially important because WSSC’s October 2020 Water 
Quality Evaluation of Little Seneca Reservoir (rec’d from Clark Larson) was limited in its scope and predated the 
intensive development in the Cabin Branch watershed and the developments that have recently begun in the Ten Mile 
Creek watershed. Furthermore, a December 14, 2020 Montgomery County Parks Department PowerPoint Presentation, 
“Algae Blooms and Our Local Lakes,” reported finding microcystin toxin in Little Seneca Lake and the Cabin Branch 
Forebay of Little Seneca Lake in August 2020. Given the ongoing developments in the Little Seneca Reservoir 
watershed, it’s important to know what impact the Clarksburg Gateway Sector Plan will have on the Little Seneca 
Reservoir. 
 
Moreover, other jurisdictions in Maryland have stringent zoning protections for their water supply. The Little Seneca 
Reservoir does not. With no other zoning protections in place to restrict development, what will this plan do to protect 
the region’s back-up drinking water supply? 
 
CONCLUSION  
To achieve the SPA’s goal of watershed and stream protection, we urge you to carry out the SPA goals to “protect and 
maintain high-quality or sensitive water resources and related environmental features.” Preserving forests, limiting the 
extent of development, and utilizing existing roads are the least expensive and most effective ways to protect streams 
and water quality. These Earth-friendly environmental actions are critical to safeguarding water quality, improving air 
quality, combatting climate extremes, fostering native biodiversity, and protecting human health and the quality of life 
for all. Protecting a place is the same as protecting a part of ourselves. 
 
Thank you for thoughtfully studying our comments and recommendations. 
 

“What we have left is not enough. But it’s all we’ve got, and nothing less than all of it will do.” 
 
Most Sincerely,  
 
Anne Cinque, President 
Friends of Ten Mile Creek & Little Seneca Reservoir 
 
 
 
 
 
 
 
        LITTLE SENECA LAKE RESERVOIR 



   
 
The following organizations have endorsed our testimony: 
 
• Coalition to Stop Stream Destruction 

 
• Conservation Montgomery  

 
 
• Montgomery Countryside Alliance 

 
 
• Sugarloaf Citizens Association 

 
• TAME Coalition 

 
 

 
 
 







The COMSAT Site as Montgomery County’s Last, Best Opportunity 
 

The COMSAT property represents over 200 acres under unified ownership, in a location already 
designated for growth.  It is unique in the County’s land inventory and provides the last major 
opportunity to build a truly mixed-use life sciences campus with office, residential, retail, and 
supporting amenities. 

Montgomery County has struggled to attract or retain major employers in recent years, losing 
opportunities to competing jurisdictions in Virginia and elsewhere. We cannot afford to squander 
the COMSAT site by constraining development acreage to less than 50 acres or by removing the 
interstate access that employers view as non-negotiable. 

The property has the scale to host: 

• Life sciences research and office clusters, anchoring the Upcounty with high-wage 
jobs. 

• Retail and restaurants, finally meeting the long-stated goal of giving residents places to 
shop and dine without leaving Clarksburg. 

• Housing integrated with jobs, creating true live–work–play functionality and reducing 
commute miles. 

Montgomery County leaders often speak of economic competitiveness, but this Plan, as currently 
drafted, risks doing the opposite — strangling one of the few sites that could attract a Fortune 
100-level employer. 

Countywide Economic Impact 
 

The broader economic stakes are real: 
• Clarksburg is not the only beneficiary; the entire County stands to gain. 
• A strong COMSAT development would expand the tax base, generate thousands of 

jobs, and reinforce Montgomery County’s reputation as a hub for life sciences and 
innovation. 

• Without it, we will continue to watch companies choose Loudoun County, Fairfax, or 
Frederick for their expansions — areas that offer both land and highway access. 

In short, this is about more than Clarksburg. It is about whether Montgomery County can seize 
one of its last opportunities to create a competitive employment center in the 21st century 
economy. 

The Pattern of Broken Promises 
 

This debate must be seen in light of past failures. The original Clarksburg Town Center plan 
included significant commercial capacity, but after the Ten Mile Creek controversy, that capacity 
was stripped away.  As a result: 

• The promised office and retail core never materialized. 
• A hospital that might have located in Clarksburg instead chose Germantown. 
• Residents were left with long commutes and limited local services. 



The removal of Exit 17, coupled with restrictive land use overlays, would repeat this pattern on 
a larger scale — permanently foreclosing the chance to deliver the jobs and services that make a 
community whole. 

Requests 
 

Accordingly, I respectfully urge the Planning Board to amend the Clarksburg Gateway Sector 
Plan to: 

1. Retain Exit 17 as a planned interchange, with phased delivery tied to development 
milestones. 

2. Reduce excessive land constraints on the COMSAT site, ensuring sufficient 
developable acreage for employment and residential uses. 

3. Allow a flexible mix of uses at COMSAT — including life sciences, office, residential, 
retail, and educational/medical — with modern environmental safeguards (and without 
the loss of significant buildable area to unnecessary “tree stands” and ridiculous added 
setbacks from 270 - a critical view shed for project success). 

4. Require best-in-class sustainability practices (stormwater, TDM, green buildings) but 
do not use environmental overlays that to block growth. 

Closing 
 

Clarksburg residents like myself bought into a vision. We invested in homes, schools, and 
community life based on the County’s promise of infrastructure and a balanced town. The 
COMSAT site is our last chance to fulfill that vision — not only for Clarksburg, but for 
Montgomery County’s long-term economic future. 

I urge you to keep Exit 17 in the plan and unlock COMSAT’s potential as a true life sciences and 
mixed-use campus.  Doing so would restore faith in the County’s planning process and set 
Clarksburg, and Montgomery County as a whole, on a path to prosperity. 

Thank you. 

Respectfully, 
 
Amy Presley 
Amy Presley 
 





From: Beth Wolff
To: MCP-Chair; Larson, Clark
Subject: Submitted Testimony on the Gateway Sector Master Plan on Behalf of Clarksburg Church
Date: Friday, October 3, 2025 11:46:19 AM
Attachments: GSMP_ClarksburgChurch_LandUseTestimony.pdf

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

Dear Chair and Members of the Montgomery County Planning Board,

Please find attached written testimony from Fairfax Community Church of God DBA
Clarksburg Church regarding the Gateway Sector Master Plan. Our testimony affirms support
for the proposed zoning change for our property at 22820 Frederick Road, while also
requesting consideration of a Mixed Use designation for our parcel and the four adjacent lots
to the southeast along Frederick Road.

We appreciate your thoughtful work on this plan and your consideration of our input. Thank
you for the opportunity to participate in this process.

Sincerely,
Beth Wolff

Beth Wolff
LEAD PASTOR 
Clarksburg Church
240 454 5353 / clarksburgchurch.com / @clarksburgchurch




Clarksburg Church 
22820 Frederick Road 
Clarksburg, MD 20871


October 3, 2025


Montgomery County Planning Board 
2425 Reedie Dr 14th Floor


Wheaton, MD 20902


Re: Testimony on the Gateway Sector Master Plan


Dear Chair and Members of the Montgomery County Planning Board,


I am writing on behalf of Fairfax Community Church of God, DBA Clarksburg Church, located 
at 22820 Frederick Road, Clarksburg, MD 20871. As pastor and steward of this property, I would 
like to thank you for the work that has gone into the Gateway Sector Master Plan and for the 
opportunity to provide input regarding our land.


We are supportive of the proposed zoning change for our property from R-200 to CRT 0.75, C 
0.25, R 0.75, H 65, as outlined on page 32 of the Working Draft. We believe this zoning 
designation allows for flexibility and alignment with both the vision of the sector plan, the vision 
and mission of our organization, and the needs of our community.


However, we would like to note a concern regarding the Land Use Map on page 30 of the draft, 
which designates our parcel as “Institutional/Community Facility.” While it is accurate that our 
property currently functions as a place of worship and community gathering, we want to ensure 
that this designation does not limit our ability in the future to utilize a portion of our property for 
single-family attached development or commercial use consistent with the CRT zoning.


Additionally, we are currently interested in acquiring the four adjacent lots along the southeast 
frontage of Frederick Road, immediately adjoining our property. We recommend that both our 
parcel and these adjacent lots be designated as “Mixed Use” within the Land Use Map to ensure 
consistency and to avoid future obstacles to redevelopment or expansion in ways that serve both 
our congregation and the broader Clarksburg community.


We appreciate your consideration of this request and your commitment to thoughtful planning in 
Montgomery County. Thank you for your service and for the opportunity to contribute to this 
important process.


Sincerely,


Beth Wolff 
Pastor 
Clarksburg Church







Clarksburg Church 
22820 Frederick Road 
Clarksburg, MD 20871

October 3, 2025

Montgomery County Planning Board 
2425 Reedie Dr 14th Floor

Wheaton, MD 20902

Re: Testimony on the Gateway Sector Master Plan

Dear Chair and Members of the Montgomery County Planning Board,

I am writing on behalf of Fairfax Community Church of God, DBA Clarksburg Church, located 
at 22820 Frederick Road, Clarksburg, MD 20871. As pastor and steward of this property, I would 
like to thank you for the work that has gone into the Gateway Sector Master Plan and for the 
opportunity to provide input regarding our land.

We are supportive of the proposed zoning change for our property from R-200 to CRT 0.75, C 
0.25, R 0.75, H 65, as outlined on page 32 of the Working Draft. We believe this zoning 
designation allows for flexibility and alignment with both the vision of the sector plan, the vision 
and mission of our organization, and the needs of our community.

However, we would like to note a concern regarding the Land Use Map on page 30 of the draft, 
which designates our parcel as “Institutional/Community Facility.” While it is accurate that our 
property currently functions as a place of worship and community gathering, we want to ensure 
that this designation does not limit our ability in the future to utilize a portion of our property for 
single-family attached development or commercial use consistent with the CRT zoning.

Additionally, we are currently interested in acquiring the four adjacent lots along the southeast 
frontage of Frederick Road, immediately adjoining our property. We recommend that both our 
parcel and these adjacent lots be designated as “Mixed Use” within the Land Use Map to ensure 
consistency and to avoid future obstacles to redevelopment or expansion in ways that serve both 
our congregation and the broader Clarksburg community.

We appreciate your consideration of this request and your commitment to thoughtful planning in 
Montgomery County. Thank you for your service and for the opportunity to contribute to this 
important process.

Sincerely,

Beth Wolff 
Pastor 
Clarksburg Church



From: Francoise Carrier
To: MCP-Chair
Cc: Sartori, Jason; Butler, Patrick; Zeigler, Donnell; Larson, Clark; senecaayrtom@aol.com;

senecaayrfarms@aol.com; Soo Lee-Cho
Subject: Linthicum Properties Management comments on Clarksburg Sector Plan
Date: Friday, October 3, 2025 2:31:48 PM
Attachments: Lett Pl Bd Clarks SP 10-3-25.pdf

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

Please accept the attached letter, providing comments from the owner of the Linthicum property, as
part of the record on the Public Hearing Draft of the Clarksburg Gateway Sector Plan.
 
Thank you,
 
Françoise Carrier
 

Françoise M. Carrier
Co-Chair, Land Use & Zoning Practice Group
BREGMAN, BERBERT, SCHWARTZ & GILDAY, LLC
7315 Wisconsin Avenue, Suite 800 West
Bethesda, Maryland 20814
301-656-2707 PHONE | 301-961-6525 FAX | 240-428-4671 MOBILE (preferred)
Email: fcarrier@bregmanlaw.com
www.bregmanlaw.com/

 




 


      October 3, 2025 
 
 
Artie Harris, Chair, and Members, 
Montgomery County Planning Board 
2425 Reedie Drive, 14th Floor 
Wheaton, MD 20902 
 


Re: Clarksburg Gateway Sector Plan – Linthicum Property 
 


Dear Chair Harris and Members of the Board: 
 
 Please accept these comments on the Public Hearing Draft of the Clarksburg Gateway Sector Plan 
(the “Plan”) on behalf of Linthicum Properties Management LLC (“LPM”), owner of a 79-acre farm that 
straddles West Old Baltimore Road just south and east of the COMSAT site, which is referred to in the 
Plan as the Linthicum property (the “Property”). Together with the contract purchaser of the Property, 
JNP/Avanti, LPM and its principals, Charles T. (“Tom”) Linthicum and Paula Linthicum, have worked 
extensively with planning staff on the Plan and appreciate staff’s continued efforts to maintain an open 
and collaborative dialogue.  The Linthicums are pleased with the Plan’s principle recommendations 
related to the Property, but continue to have concerns about some elements of the Plan.  As noted in our 
recent public hearing testimony, the Linthicums support the changes to the Plan that JNP/Avanti has 
proposed and urge the Planning Board to give them favorable consideration.   
 


The Linthicum family is deeply involved in Maryland agriculture and has been farming in 
Montgomery County for more than 100 years.  This property is their last landholding in Clarksburg, which 
they have decided to sell as part of a decision to focus their farming activities on land they own within the 
Agricultural Reserve.  The Plan recommends rezoning the Property from industrial to mixed-use zoning.   
The Linthicums support this zoning recommendation and are pleased to know that while this land will no 
longer be used to produce food, it will provide needed housing in a well-designed community with a lovely 
setting bordering a stream valley.   


 
The Linthicums also support the alignment for Observation Drive recommended in the Plan, which 


minimizes the impact of this major roadway on the stream valley abutting the Property to the east, and at 
the same time preserves space for a cohesive, attractive residential community by pushing the road as 
close as possible to I-270. As longtime owners of this property, the Linthicums would like to see it make 
the maximum possible contribution to housing in Clarksburg while also facilitating a vital transportation 
link through the connection of Observation Drive from Germantown to West Old Baltimore Road.  The 
Linthicums are still actively farming the property.  They are intimately familiar with the inadequacies of 
the transportation network in Clarksburg.  Connecting Observation Drive from West Old Baltimore Road 
to Germantown will provide a vital, long-awaited transportation improvement for the residents of 
Clarksburg by shortening the drive time from Clarksburg to parts south and relieving some of the pressure 
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on existing thoroughfares like Route 355.   Redevelopment of the Property is the least costly and most 
practical way to make this connection a reality, because development approvals would trigger dedication 
of the necessary right-of-way through the Property at no cost to the County.  That redevelopment and its 
timing depend to a great degree on how well the Sector Plan supports the development project that 
JNP/Avanti proposes. 


Two recommendations in the Plan interfere with redevelopment of the Property rather than 
promoting it:  a proposed 200-foot setback from I-270 for residential units and a recommendation for a 
35% green cover requirement in addition to requirements for reforestation and afforestation.  In other 
parts of the County, residential development has been approved and built within 75 feet of I-270.  Green 
cover requirements in other parts of the County are often 25%, or 35% but without excluding green 
cover within a conservation easement.  The Linthicums have seen significant portions of their family’s 
land taken for public projects over the years, and have also watched Clarksburg struggle to develop as a 
complete community.  For this sector plan to impose stricter development standards in Clarksburg than 
in other parts of the County would be fundamentally unfair to both the Linthicums and the broader 
Clarksburg community.  In addition, these requirements raise obstacles to redevelopment of the Property 
and suppress the number of homes that can be built below the density that the Plan otherwise proposes.  
As a result, these requirements work at cross-purposes to the Plan’s and the County’s overarching goal 
of encouraging more housing production.  Much as one would love to see every master plan fully 
implemented, in reality, implementation depends on the intersection between what the applicable 
guidelines and requirements allow and what the market supports.  We hope the Planning Board will 
strike the right balance in this sector plan. 
 
 Thank you for your consideration of these suggestions. The Linthicums look forward to 
continuing to work with you and your staff towards completion of the Plan.   
 


Sincerely yours, 
 


BREGMAN, BERBERT, SCHWARTZ & GILDAY, LLC 
 
 
 


            By: ______________________________ 
Françoise M. Carrier 


 
 
Cc: Jason Sartori 
 Patrick Butler 
 Donnell Zeigler 
 Clark Larson 
 Tom Linthicum 
 Paula Linthicum 
 Soo Lee-Cho, Esq. 
 







 

      October 3, 2025 
 
 
Artie Harris, Chair, and Members, 
Montgomery County Planning Board 
2425 Reedie Drive, 14th Floor 
Wheaton, MD 20902 
 

Re: Clarksburg Gateway Sector Plan – Linthicum Property 
 

Dear Chair Harris and Members of the Board: 
 
 Please accept these comments on the Public Hearing Draft of the Clarksburg Gateway Sector Plan 
(the “Plan”) on behalf of Linthicum Properties Management LLC (“LPM”), owner of a 79-acre farm that 
straddles West Old Baltimore Road just south and east of the COMSAT site, which is referred to in the 
Plan as the Linthicum property (the “Property”). Together with the contract purchaser of the Property, 
JNP/Avanti, LPM and its principals, Charles T. (“Tom”) Linthicum and Paula Linthicum, have worked 
extensively with planning staff on the Plan and appreciate staff’s continued efforts to maintain an open 
and collaborative dialogue.  The Linthicums are pleased with the Plan’s principle recommendations 
related to the Property, but continue to have concerns about some elements of the Plan.  As noted in our 
recent public hearing testimony, the Linthicums support the changes to the Plan that JNP/Avanti has 
proposed and urge the Planning Board to give them favorable consideration.   
 

The Linthicum family is deeply involved in Maryland agriculture and has been farming in 
Montgomery County for more than 100 years.  This property is their last landholding in Clarksburg, which 
they have decided to sell as part of a decision to focus their farming activities on land they own within the 
Agricultural Reserve.  The Plan recommends rezoning the Property from industrial to mixed-use zoning.   
The Linthicums support this zoning recommendation and are pleased to know that while this land will no 
longer be used to produce food, it will provide needed housing in a well-designed community with a lovely 
setting bordering a stream valley.   

 
The Linthicums also support the alignment for Observation Drive recommended in the Plan, which 

minimizes the impact of this major roadway on the stream valley abutting the Property to the east, and at 
the same time preserves space for a cohesive, attractive residential community by pushing the road as 
close as possible to I-270. As longtime owners of this property, the Linthicums would like to see it make 
the maximum possible contribution to housing in Clarksburg while also facilitating a vital transportation 
link through the connection of Observation Drive from Germantown to West Old Baltimore Road.  The 
Linthicums are still actively farming the property.  They are intimately familiar with the inadequacies of 
the transportation network in Clarksburg.  Connecting Observation Drive from West Old Baltimore Road 
to Germantown will provide a vital, long-awaited transportation improvement for the residents of 
Clarksburg by shortening the drive time from Clarksburg to parts south and relieving some of the pressure 
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on existing thoroughfares like Route 355.   Redevelopment of the Property is the least costly and most 
practical way to make this connection a reality, because development approvals would trigger dedication 
of the necessary right-of-way through the Property at no cost to the County.  That redevelopment and its 
timing depend to a great degree on how well the Sector Plan supports the development project that 
JNP/Avanti proposes. 

Two recommendations in the Plan interfere with redevelopment of the Property rather than 
promoting it:  a proposed 200-foot setback from I-270 for residential units and a recommendation for a 
35% green cover requirement in addition to requirements for reforestation and afforestation.  In other 
parts of the County, residential development has been approved and built within 75 feet of I-270.  Green 
cover requirements in other parts of the County are often 25%, or 35% but without excluding green 
cover within a conservation easement.  The Linthicums have seen significant portions of their family’s 
land taken for public projects over the years, and have also watched Clarksburg struggle to develop as a 
complete community.  For this sector plan to impose stricter development standards in Clarksburg than 
in other parts of the County would be fundamentally unfair to both the Linthicums and the broader 
Clarksburg community.  In addition, these requirements raise obstacles to redevelopment of the Property 
and suppress the number of homes that can be built below the density that the Plan otherwise proposes.  
As a result, these requirements work at cross-purposes to the Plan’s and the County’s overarching goal 
of encouraging more housing production.  Much as one would love to see every master plan fully 
implemented, in reality, implementation depends on the intersection between what the applicable 
guidelines and requirements allow and what the market supports.  We hope the Planning Board will 
strike the right balance in this sector plan. 
 
 Thank you for your consideration of these suggestions. The Linthicums look forward to 
continuing to work with you and your staff towards completion of the Plan.   
 

Sincerely yours, 
 

BREGMAN, BERBERT, SCHWARTZ & GILDAY, LLC 
 
 
 

            By: ______________________________ 
Françoise M. Carrier 

 
 
Cc: Jason Sartori 
 Patrick Butler 
 Donnell Zeigler 
 Clark Larson 
 Tom Linthicum 
 Paula Linthicum 
 Soo Lee-Cho, Esq. 
 



From: Soo Lee-Cho
To: MCP-Chair
Cc: Sartori, Jason; Butler, Patrick; Zeigler, Donnell; Larson, Clark; Francoise Carrier; James Proakis

<jproakis@jnpcap.com>; William Rogers
Subject: JNP/Avanti comments on Clarksburg Gateway Sector Plan Public Hearing Draft
Date: Friday, October 3, 2025 4:41:26 PM
Attachments: JNP-Avanti_CGSP Public Hrg Draft_Comment Letter 10 03 2025.pdf

Exhibit A_CBM_Illustrative rendering concept sketch 2024-08-30b-Layout1.pdf
Exhibit B-1_Observation Drive Road Section 105" RW - JNP-Avanti Proposed.pdf
Exhibit B-2_Observation Drive Road Section 115" RW - JNP-Avanti Proposed.pdf

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

Please accept the attached comment letter into the record of the Public Hearing Draft of the
Clarksburg Gateway Sector Plan, submitted on behalf of JNP Capital Management and Avanti
Properties Group (JNP/Avanti), the developer/contract purchaser of the Linthicum property.
 
Thank you.
 
Soo
 

 
Soo Lee-Cho
BREGMAN, BERBERT, SCHWARTZ & GILDAY, LLC
7315 Wisconsin Avenue, Suite 800 West
Bethesda, Maryland 20814
301-656-2707 x5902 PHONE | 301-961-6525 FAX | 301-318-3884 MOBILE
Email: sleecho@bregmanlaw.com
www.bregmanlaw.com
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Artie Harris, Chair, and Members, 


Montgomery County Planning Board 


2425 Reedie Drive, 14th Floor 


Wheaton, MD 20902 


 


Re: Clarksburg Gateway Sector Plan Public Hearing Draft – Linthicum Property 


 


Dear Chair Harris and Members of the Board: 


 


 The following are comments regarding the Clarksburg Gateway Sector Plan Public Hearing Draft 


(the “CGSP” or “Plan”) being submitted on behalf of JNP Capital Management and Avanti Properties 


Group (together “JNP/Avanti”) as the developer and contract purchaser of the Linthicum property – a 79-


acre farm (“Property”) that is separately identified in the Plan as the Linthicum Neighborhood, i.e., area 


‘C’ on Figure 32, Neighborhood District Map (excerpted below). 
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 As testified at the Planning Board’s public hearing on this matter, JNP/Avanti engaged in the early 


phase of the CGSP’s development process and encouraged planning staff to ‘rethink’ the alignment of the 


portion of Observation Drive that traverses through the Linthicum property in a manner that minimizes 


grading and environmental impacts on the stream valley. We are pleased to see and fully support the 


western re-alignment of Observation Drive through the Property that is proposed by the Plan. We also 


support the Plan’s recommended land uses and proposed CRT zoning for the Property, specifically CRT-


1.0 C-0.25 R-1.0 H-100. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


In this letter, JNP/Avanti seeks to provide more detail regarding their development plans for the 


Property and express concerns regarding three elements of the Public Hearing Draft.   


 


1. JNP/Avanti’s Concept Plan Will Achieve Important County Goals 


 


JNP/Avanti’s current concept plan for development of the Property is attached as Exhibit A (the 


“Concept Plan”). The Concept Plan provides for a new residential community of approximately 700 units, 


consisting of a mix of multi-family, town home, duplex, and single-family units. JNP/Avanti believes the 


development contemplated in the Concept Plan is consistent with the County’s goals and will allow the 


Linthicum property to make a significant contribution to increasing the amount and variety of housing in 


Clarksburg. 


 


The Concept Plan proposes development that will work with the existing topography of the 
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Property. The Property slopes down from I-270 on its western boundary toward the Little Seneca 


Greenway Stream Valley Park (the “SVP”) along the eastern boundary. 


 


The design of the Concept Plan is intended to take maximum advantage of the Property’s location 


bordering the SVP along its eastern boundary and create a community with strong connections to green 


space. Residential blocks will be interspersed with small, block-sized green spaces, terrace down to the 


east to work with the existing west-to-east slope of the land and offer scenic views to promote future 


resident engagement with the stream valley. 


 


As discussed above, JNP/Avanti proposed a realignment of Observation Drive through the 


Linthicum property, shifting the road to the west, away from the SVP, which has been incorporated into 


the Public Hearing Draft. This realignment has two substantial benefits. First, by moving Observation 


Drive away from the SVP, the environmental impact of the new road on the SVP will be diminished. 


Second, the siting of Observation Drive along the high point of the Property will minimize grading during 


construction, which is a stated goal in the Transportation Recommendations section of the Public Hearing 


Draft. JNP/Avanti appreciates that the Public Hearing Draft of the Plan embraces their proposed western 


realignment and looks forward to continuing to work with County stakeholders to help finally make this 


long-awaited transportation improvement a reality for the greater Clarksburg community.  


 


2. Proposed Road Sections for Observation Drive Should Incorporate Stormwater 


Management 


 


While JNP/Avanti agrees with the realignment of Observation Drive, the proposed road sections 


are not yet fully consistent with the Transportation Recommendations, which could present challenges in 


implementing the roads sections as they are currently presented in the Public Hearing Draft of the Plan. 


The Transportation Recommendations require that stormwater management elements be included within 


the public right-of-way, but the recommended road sections which appear on Page 43 of the Public 


Hearing Draft contain no stormwater management elements. JNP/Avanti believes it is important that the 


Plan provide useful guidance that advances implementation of its land use recommendations and 


eliminates unnecessary conflict or potential misinterpretation during the regulatory review phase when 


possible. Here, the importance of stormwater management compliance for any new road construction is 


without question and should not be excluded from road sections.  


 


JNP/Avanti engaged with MCDOT during the early stages of the CGSP’s development process as 


well as more recently to discuss MCDOT’s plans to seek necessary CIP funds to facilitate the future build-


out of Observation Drive. The road sections for Observation Drive included in the Plan were also 


discussed. Based on guidance obtained from MCDOT, JNP/Avanti, in conjunction with their civil 


engineering firm, has developed modified road sections for the 105’ and 115’ Observation Drive Extended 


road sections (attached hereto respectively as Exhibits B-1 and B-2) which retain the Complete Streets 


elements while also addressing stormwater management needs. Tree buffer areas can and should serve a 


dual purpose and facilitate stormwater management within the right-of-way. Vehicle lane widths should 


be modestly reduced to minimize pavement as much as possible. In sum, the road sections included in the 


Plan should ensure that future implementation of Observation Drive is not only consistent with a vision 


but is in fact achievable.  
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3. The Plan’s Recommended Setback from I-270 Should be No Greater than 75 Feet 


The Public Hearing Draft currently calls for a 200-foot setback from I-270 for residential units. 


The Concept Plan complies with a 75-foot setback, which is consistent with setbacks from I-270 in other 


parts of the County. A 200-foot setback would result in the loss of approximately 150 units, or 22% of the 


proposed units. JNP/Avanti currently plans to engage with MCDOT to enter into a Road Participation 


Agreement that would facilitate construction of Observation Drive on a potentially faster timeline than 


might be achieved as a CIP only project. Such a drastic reduction in density could jeopardize JNP/Avanti’s 


ability to facilitate this major infrastructure improvement.  


4. The Plan’s Recommended Green Cover Standard is Unduly Burdensome 


JNP/Avanti anticipates that existing forest conservation regulations will require substantial on-site 


reforestation and afforestation. The Public Hearing Draft requires a higher than typical green cover 


requirement of 35%, while also excluding future forest conservation areas from the calculation. The 


proposed development cannot be achieved if 35% green cover standard is imposed in addition to the 


reforestation and afforestation requirements that will certainly be required of this development. 


Accordingly, JNP/ Avanti proposes that either the green cover requirement be lowered to 25%, or the 


exclusion of future forest conservation areas be removed from the standard. 


 


 Thank you for your consideration of these comments. JNP/Avanti looks forward to continuing 


these discussions as you work toward a Planning Board Recommendation Draft.  


 


Sincerely yours, 


 


BREGMAN, BERBERT, SCHWARTZ & GILDAY, LLC 


 


 


 


 


 


Attachments 


 


Cc: Jason Sartori, Planning Director, MCPD 


 Patrick Butler, Upcounty Planning Chief 


 Donnell Zeigler, Master Plan Team, Supervisor 


 Clark Larson, Master Plan Team, Planner III 


 Jim Proakis, JNP/Avanti 


 Françoise Carrier, Esq. 
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Artie Harris, Chair, and Members, 

Montgomery County Planning Board 

2425 Reedie Drive, 14th Floor 

Wheaton, MD 20902 

 

Re: Clarksburg Gateway Sector Plan Public Hearing Draft – Linthicum Property 

 

Dear Chair Harris and Members of the Board: 

 

 The following are comments regarding the Clarksburg Gateway Sector Plan Public Hearing Draft 

(the “CGSP” or “Plan”) being submitted on behalf of JNP Capital Management and Avanti Properties 

Group (together “JNP/Avanti”) as the developer and contract purchaser of the Linthicum property – a 79-

acre farm (“Property”) that is separately identified in the Plan as the Linthicum Neighborhood, i.e., area 

‘C’ on Figure 32, Neighborhood District Map (excerpted below). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



October 3, 2025 

Page 2 

 

 

 As testified at the Planning Board’s public hearing on this matter, JNP/Avanti engaged in the early 

phase of the CGSP’s development process and encouraged planning staff to ‘rethink’ the alignment of the 

portion of Observation Drive that traverses through the Linthicum property in a manner that minimizes 

grading and environmental impacts on the stream valley. We are pleased to see and fully support the 

western re-alignment of Observation Drive through the Property that is proposed by the Plan. We also 

support the Plan’s recommended land uses and proposed CRT zoning for the Property, specifically CRT-

1.0 C-0.25 R-1.0 H-100. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In this letter, JNP/Avanti seeks to provide more detail regarding their development plans for the 

Property and express concerns regarding three elements of the Public Hearing Draft.   

 

1. JNP/Avanti’s Concept Plan Will Achieve Important County Goals 

 

JNP/Avanti’s current concept plan for development of the Property is attached as Exhibit A (the 

“Concept Plan”). The Concept Plan provides for a new residential community of approximately 700 units, 

consisting of a mix of multi-family, town home, duplex, and single-family units. JNP/Avanti believes the 

development contemplated in the Concept Plan is consistent with the County’s goals and will allow the 

Linthicum property to make a significant contribution to increasing the amount and variety of housing in 

Clarksburg. 

 

The Concept Plan proposes development that will work with the existing topography of the 
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Property. The Property slopes down from I-270 on its western boundary toward the Little Seneca 

Greenway Stream Valley Park (the “SVP”) along the eastern boundary. 

 

The design of the Concept Plan is intended to take maximum advantage of the Property’s location 

bordering the SVP along its eastern boundary and create a community with strong connections to green 

space. Residential blocks will be interspersed with small, block-sized green spaces, terrace down to the 

east to work with the existing west-to-east slope of the land and offer scenic views to promote future 

resident engagement with the stream valley. 

 

As discussed above, JNP/Avanti proposed a realignment of Observation Drive through the 

Linthicum property, shifting the road to the west, away from the SVP, which has been incorporated into 

the Public Hearing Draft. This realignment has two substantial benefits. First, by moving Observation 

Drive away from the SVP, the environmental impact of the new road on the SVP will be diminished. 

Second, the siting of Observation Drive along the high point of the Property will minimize grading during 

construction, which is a stated goal in the Transportation Recommendations section of the Public Hearing 

Draft. JNP/Avanti appreciates that the Public Hearing Draft of the Plan embraces their proposed western 

realignment and looks forward to continuing to work with County stakeholders to help finally make this 

long-awaited transportation improvement a reality for the greater Clarksburg community.  

 

2. Proposed Road Sections for Observation Drive Should Incorporate Stormwater 

Management 

 

While JNP/Avanti agrees with the realignment of Observation Drive, the proposed road sections 

are not yet fully consistent with the Transportation Recommendations, which could present challenges in 

implementing the roads sections as they are currently presented in the Public Hearing Draft of the Plan. 

The Transportation Recommendations require that stormwater management elements be included within 

the public right-of-way, but the recommended road sections which appear on Page 43 of the Public 

Hearing Draft contain no stormwater management elements. JNP/Avanti believes it is important that the 

Plan provide useful guidance that advances implementation of its land use recommendations and 

eliminates unnecessary conflict or potential misinterpretation during the regulatory review phase when 

possible. Here, the importance of stormwater management compliance for any new road construction is 

without question and should not be excluded from road sections.  

 

JNP/Avanti engaged with MCDOT during the early stages of the CGSP’s development process as 

well as more recently to discuss MCDOT’s plans to seek necessary CIP funds to facilitate the future build-

out of Observation Drive. The road sections for Observation Drive included in the Plan were also 

discussed. Based on guidance obtained from MCDOT, JNP/Avanti, in conjunction with their civil 

engineering firm, has developed modified road sections for the 105’ and 115’ Observation Drive Extended 

road sections (attached hereto respectively as Exhibits B-1 and B-2) which retain the Complete Streets 

elements while also addressing stormwater management needs. Tree buffer areas can and should serve a 

dual purpose and facilitate stormwater management within the right-of-way. Vehicle lane widths should 

be modestly reduced to minimize pavement as much as possible. In sum, the road sections included in the 

Plan should ensure that future implementation of Observation Drive is not only consistent with a vision 

but is in fact achievable.  
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3. The Plan’s Recommended Setback from I-270 Should be No Greater than 75 Feet 

The Public Hearing Draft currently calls for a 200-foot setback from I-270 for residential units. 

The Concept Plan complies with a 75-foot setback, which is consistent with setbacks from I-270 in other 

parts of the County. A 200-foot setback would result in the loss of approximately 150 units, or 22% of the 

proposed units. JNP/Avanti currently plans to engage with MCDOT to enter into a Road Participation 

Agreement that would facilitate construction of Observation Drive on a potentially faster timeline than 

might be achieved as a CIP only project. Such a drastic reduction in density could jeopardize JNP/Avanti’s 

ability to facilitate this major infrastructure improvement.  

4. The Plan’s Recommended Green Cover Standard is Unduly Burdensome 

JNP/Avanti anticipates that existing forest conservation regulations will require substantial on-site 

reforestation and afforestation. The Public Hearing Draft requires a higher than typical green cover 

requirement of 35%, while also excluding future forest conservation areas from the calculation. The 

proposed development cannot be achieved if 35% green cover standard is imposed in addition to the 

reforestation and afforestation requirements that will certainly be required of this development. 

Accordingly, JNP/ Avanti proposes that either the green cover requirement be lowered to 25%, or the 

exclusion of future forest conservation areas be removed from the standard. 

 

 Thank you for your consideration of these comments. JNP/Avanti looks forward to continuing 

these discussions as you work toward a Planning Board Recommendation Draft.  

 

Sincerely yours, 

 

BREGMAN, BERBERT, SCHWARTZ & GILDAY, LLC 

 

 

 

 

 

Attachments 

 

Cc: Jason Sartori, Planning Director, MCPD 

 Patrick Butler, Upcounty Planning Chief 

 Donnell Zeigler, Master Plan Team, Supervisor 

 Clark Larson, Master Plan Team, Planner III 

 Jim Proakis, JNP/Avanti 

 Françoise Carrier, Esq. 
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From: Robins, Steven A.
To: MCP-Chair; Harris, Artie; Hedrick, James; Pedoeem, Mitra; Bartley, Shawn; Linden, Josh
Cc: Bob Elliott; Mike Alexander; Balcombe, Marilyn; Sartori, Jason; Kronenberg, Robert; Christopher R. Conklin

(christopher.conklin@montgomerycountymd.gov); Butler, Patrick; Zeigler, Donnell; Larson, Clark; Ballo,
Rebeccah; Brockmyer, Richard; gunterberg@rodgers.com; Casey Blair Anderson (canderson@rodgers.com);
Robins, Steven A.

Subject: River Falls Supplemental Submission/Clarksburg Gateway Sector Plan Public Record
Date: Friday, October 3, 2025 11:57:43 AM
Attachments: River Falls Additional Submission 10 03 2025.pdf
Importance: High

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

Dear Chair Harris and Members of the Board:  Attached please find River Falls Investments
LLC supplemental submission on matters related to the Clarksburg Gateway Sector Plan.  We
would appreciate it if you would include this submission in the official public record for the
Sector Plan.  We look forward to the first worksession on October 16.  Thank you very much for
your consideration of our position on the Plan.
 
Have a nice weekend.
 
Steve Robins
_______________________________________________
Steven A. Robins, Attorney
Lerch, Early & Brewer, Chtd. rising to every challenge for 75 years
7600 Wisconsin Ave | Suite 700 | Bethesda, MD 20814
T 301-657-0747 | F 301-347-1778 | Cell 301-252-1904
sarobins@lerchearly.com|Bio

Subscribe to the Zoned In blog

Attention: This message is sent from a law firm ​and may contain information that is privileged or confidential. If you received this
communication in error, please notify the sender by reply e-mail and delete this message and any attachments. Thank you. ​

​​​​

www.lerchearly.com
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October 3, 2025 


 


By Electronic Mail 


 


Artie Harris, Chair 


and Members of the Montgomery County Planning Board 


Maryland-National Capital Park & Planning Commission 


2425 Reedie Drive, 14th Floor 


Wheaton, Maryland 20902 


 


Re:  Clarksburg Gateway Sector Plan – Public Hearing on Working Draft 


 Supplemental Submission for the Clarksburg Gateway Sector Plan –  


 River Falls Investments LLC (formerly Lantian Development), Owner of the Comsat Site 


 


Dear Chair Harris and Members of the Planning Board: 


On behalf of River Falls Investments LLC, formerly known as Lantian Development LLC 


(now jointly, “River Falls”), and the current owner of the Comsat Site in Clarksburg, Maryland, we 


respectfully request that you enter this letter and accompanying materials for inclusion in the official 


record of the Clarksburg Gateway Sector Plan. 


Included in this submission are: 


A. Letter dated September 25, 2025, from Tommy Cleaver, CBRE, Executive Vice 


President, Mid-Atlantic Life Sciences Leader, addressed to Artie Harris, Chair, and 


Members of the Planning Board, commenting on CBRE’s efforts to market the 


Comsat property and the key elements of the Sector Plan needed to unlock the site 


for a major opportunity in Montgomery County. We encourage the Planning Board 


to carefully review this correspondence and its importance to the Board’s 


deliberation on the Plan. 


B. Memorandum from RCLCO to Lantian Development LLC, dated September 23, 


2025, discussing the infeasibility of a high-density development scenario on the 


Comsat property. 


C. Memorandum from RCLCO to Lantian Development LLC, dated September 23, 


2025, regarding the importance of the planned Exit 17 interchange and its potential 


to unlock market opportunities for the Comsat property. 


D. Memorandum from Will Zeid, PE of Kimley Horn dated October 3, 2025, 


discussing examples of how an interchange can be phased with an initial bridge 


construction and ramp construction to follow separately, if needed. 


E. Testimony of Robert Elliott, CEO of River Fall, which he delivered at the hearing 


before the Planning Board on September 25, 2025.  


We thank Chair Harris and the Board for allowing River Falls the opportunity to present its 


testimony at the hearing. In summary, we reiterate the solutions we urge the Board to adopt: 
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1. Do not designate the property/building historic. 


2. Keep Exit 17 as a potential alternative. Do not remove it from the plan. 


3. Limit and rationalize excessive land takes and restrictions. 


4. Implement the Constellation Parks String of Pearls concept. 


5. Create a plan for market-ready development types. Include surface parking and 


horizontal formats that can succeed and enable a more vertical typology to develop over 


time. 


6. Maintain visibility for jobs and retail while establishing the framework for economic 


development as a top priority. 


We would be happy to answer any questions the Board may have during your upcoming 


work sessions. We have invested significant time, effort, and funds into this sector planning effort 


and welcome the opportunity to share our work with the Board during its work sessions. We 


approach the Board with a spirit of unwavering cooperation. Our goal is to seize this generational 


opportunity and position the Clarksburg Gateway and the property to deliver a transformative 


project that promotes substantial economic development, expands our much-needed housing stock, 


and, just as importantly, helps restore Montgomery County’s reputation as a highly desirable, 


dynamic, and vibrant place to live and work. 


Sincerely, 


LERCH, EARLY & BREWER, CHARTERED 


 


 Steven A. Robins  
By:  _____________________________ 


  Steven A. Robins  


  7600 Wisconsin Avenue, Suite 700 


  Bethesda, MD 20814 


  301-657-0747 


  sarobins@lerchearly.com 


   


 


cc :  Robert Elliott 


 Mike Alexander 


 The Honorable Marilyn Balcombe 


 Jason Sartori 


 Robert Kronenberg 


 Christopher Conklin 


 Patrick Butler 


 Donnell Ziegler 


 Clark Larson 


 Rebeccah Ballo 


Richard Brockmyer 


 Gary Unterberg 


Will Zeid 


 Casey Anderson 
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CBRE, Inc.  
1900 N Street, NW 
Washington, D.C. | 20036 
 
+1 202 783 8200 Tel 
+1 202 783 1723 Fax 
  
www.cbre.com 


MEMO 


September 25, 2025 
 
Artie Harris, Chair 
And Members of the Montgomery County Planning Board 
Maryland-National Capital Park & Planning Commission 
2425 Reedie Drive, 14th Floor 
Wheaton, Maryland 20902 


 
Dear Members of the Montgomery County Planning Board: 


Our firm, CBRE Group Incorporated (CBRE), the world’s largest commercial real estate services firm, has been 
actively involved in the representation and leasing of River Falls’ Comsat property since 2021.  My team is 
widely regarded as the leader in the Office and Life Science space with 72% market share and over $3 billion 
worth of transactions since 2021, including deals with AstraZeneca, GlaxoSmithKline, Emergent Bio, Illumina, 
Charles River Labs, NIH, NIC, among many others.  


We took this assignment because of our conviction in the site’s potential.  Comsat is a rare property 
encompassing over 200 acres in Montgomery County with over 3,600 feet of I-270 frontage.  Properties of 
this scale and size rarely exist and are in high demand due to their ability to accommodate mixed use and 
large-scale development.  Despite a long list of accolades, the Comsat property has remained vacant for over 
20 years.  This stagnation is not due to a lack of interest; or the absence of effort from either River Falls or 
CBRE.   


Since CBRE was engaged, the property has remained a top priority for our team.  We have submitted the site 
for 9 formal national solicitations and presented to over 60 additional Fortune 500 companies and large-scale 
privately held life science users – virtually all have expressed sincere interest.  While these contemplated 
transactions vary in their potential outcomes, all would have resulted in material commitments (anywhere 
from 500,000 to 2,250,000 million square feet of life science space) with $1+ billion of total investment and 
significant job creation.   


In parallel with these efforts, we have spoken with both the prior and current Governors, their Commerce 
teams, as well as the current County Executive and MCDC about the potential for this property.  We have 
completed over 20 site tours, custom renderings, concept plans and conducted extensive outreach to market 
the property globally.  


After digesting the feedback from several early site tours, CBRE recommended a comprehensive interior 
demolition project to facilitate property visits and enable easier visioning of a repurposed building.  Lantian 
subsequently hired a contractor to perform over $1 million in select interior demolition to accommodate this 
feedback.  This accommodation improved the tour experience but did not solve the more salient feedback of 
not wanting the property because of the building.   


Thus far, CBRE has been unable to close a deal with a major user because of the encumbrances imposed by 
preserving the main Comsat building.  Feedback has been consistent: fear of delays, large capital outlays to 
rehab the building, and simply put, groups are not interested in planning around it.  For 
commitments/investments of this scale, these user groups require a blank canvass.   



http://www.cbre.com/





We were pleased to hear that the Planning Department has come to the same conclusion and is 
recommending that the main building does not have to be preserved.  This will open interest and allow us to 
reengage with several active requirements.   


Now that a resolution is imminent for the building, the focus needs to shift to ensuring additional steps are 
taken to further enhance the viability of the site.  The scale and location will make this site one of the most 
intriguing opportunities across the country for the global life sciences community. While resolving the building 
issues helps position the site for success that could spur significant economic development, new residents, 
and net-new high paying jobs for Clarksburg, Montgomery County, and the State of Maryland, CBRE believes 
the Planning Commission needs to take a few additional steps to realize the full economic potential of the 
Comsat property.  


The first key item is for the County to preserve the interchange in the sector plan.  We do not see a downside 
to including it as a future possibility; conversely, we see tremendous upside in touting it as a key feature to 
attract major, global users.  Eliminating it at this early stage of the process could prove to be a losing 
proposition to attract the kind of major end-user that would benefit the community and greater area.   
Keeping the interchange in the sector plan provides the most optionality for future development and positions 
the site to compete for the best-in class users that would transform the landscape. 


In addition to the interchange, one of the most unique and attractive aspects of this site is its scale.  Sites with 
this amount of usable acreage with frontage on major thoroughfares are extremely rare, especially in 
Montgomery County.  The pharmaceutical is in the beginning stages of investing hundreds of billions of 
dollars to onshore their manufacturing capabilities – their investments tend to be in large scale campuses, 
many of which have 100+ acre thresholds.  This is a consistent theme in the request for proposals we have 
responded to.   


We were extremely concerned to learn that there are discussions around potentially reducing the usable 
acreage at the Comsat site to +/-50 acres.  Doing so would eliminate the site’s largest competitive advantage 
and immediately remove it from consideration amongst the referenced national requirements.   


The uptick in domestic manufacturing needs is very real – see recent announcements from Eli Lilly (227 acres 
in Virginia and 236 acres in Texas).  I recently met with CBRE’s head of biomanufacturing site selection, and 
he reaffirmed the significant uptick in active requirements as well as the 100+ acre scale threshold.  Our firm 
has direct visibility into this pipeline and can confirm the criticality of preserving this scale.   


In short, the Comsat site represents a near-term opportunity to catalyze economic activity and create a 
substantial number of jobs across the socio-economic spectrum.  Creating a blank canvass, preserving scale, 
and improving access will check the requisite boxes and pave the way for one of the next major 
announcements to come from Maryland.    


I will make myself available to discuss in greater detail and respectfully ask that you take the above to heart.  
We/you are very close to unlocking a gamechanger for the County and State.   


 


Sincerely, 


 


 


___________ 


Tommy Cleaver 


CBRE, Executive Vice President, Life Sciences Mid-Atlantic Leader 
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MEMORANDUM 
DATE: September 23, 2025 


TO: Lantian Development LLC 


FROM: RCLCO 


SUBJECT: Viability of High-Density Development at Former COMSAT Headquarters Site 


 


 


INTRODUCTION 


As requested, RCLCO has conducted extensive research to guide your efforts to redevelop the former COMSAT Headquarters site in 
Clarksburg, Maryland. Located east of I-270 and roughly a half mile south of the Clarksburg Road interchange, the approximately 200-
acre campus (“subject property”) is home to the now-vacant, 496,000-square-foot COMSAT headquarters building,. RCLCO’s 
involvement in your efforts to redevelop the subject property began in September 2017, when RCLCO completed a highest-and-best use 
analysis to inform your initial planning efforts. In October 2023, you then re-engaged RCLCO to help develop a market-supported, 
financially optimized, and fiscally positive redevelopment program. Over the ensuing two-year period, RCLCO has worked closely with 
you to develop, refine, and strengthen these plans, ensuring they are grounded in market and financial realities while advancing your 
vision for a best-in-class mixed-use development that is appropriate for this location and will advance economic development and 
significant housing opportunities in the County.  


The purpose of this memo is to outline findings related to the density of development likely to be feasible at the subject property. As you 
have shared, your goal is to deliver a best-in-class mixed-use environment at the subject property. In Montgomery County, many 
comparable developments—such as Pike & Rose in North Bethesda and Downtown Crown in Gaithersburg—have relied on mid- to high-
density building typologies, which have maximized the efficiency of these developments by incorporating housing above ground-floor 
retail and prioritizing structured rather than surface parking. However, this approach is unlikely to be viable at the subject property in the 
foreseeable future. Both RCLCO’s analysis and the COMSAT Financial Feasibility Study conducted by HR&A Advisors for the 
Montgomery County Planning Department reach the same conclusion: The financial conditions necessary to support higher-density 
building formats that rely on mid-rise building typologies and structured parking are not present at this site. Instead, a different strategy 
is needed—one that still fosters a walkable, high-quality public realm and supports a gradual transition to more vertical forms of 
development over time. This strategy means embracing horizontal formats and surface parking where necessary to facilitate development 
within a reasonable timeframe.  


SUMMARY OF RCLCO ANALYSIS 


In January 2024, RCLCO completed a strategic market analysis for the subject property. Two key components of this analysis involved 
projecting achievable pricing and estimating the resulting residual land value by development concept. Residual valuation is a method 
for estimating the value of land with development potential, calculated by subtracting development costs from the anticipated value of the 
completed project. A project is said to have a “positive” land value when its expected value exceeds its costs, indicating financial feasibility 
for a developer. Conversely, a “negative” land value means projected costs exceed the capitalized value of the development, rendering 
the concept financially infeasible. 


At the time of the analysis, RCLCO relied on 2022 and 2023 market data, much of which was collected prior to recent interest rate hikes 
that have significantly increased financing costs for developers. These higher costs have rendered many previously feasible projects 
more difficult to pursue. As such, development feasibility is generally lower—not higher—today than it was at the time of the study. This 
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trend is evident in Montgomery County, where CoStar data reveals just 1,921 rental apartment units are now under construction, relative 
to 4,604 at the end of 2023. For this reason, the findings of the analysis reflect more optimistic conditions than those in place today. 


Even with the more favorable assumptions in the 2024 analysis, RCLCO determined several product types commonly found in vertically 
mixed-use developments—such as office space and for-sale condominiums—were not financially viable at the subject property. In 
contrast, rental apartments and hospitality uses were found to be feasible, but only when delivered as four- to five-story wood-frame 
buildings with surface parking, often referred to as “urban garden” product. Due to their wood-frame construction, these buildings cannot 
support most forms of ground-floor retail, unlike podium or wrap configurations with concrete bases and parking structures. As a result, 
the analysis concluded vertically mixed-use development is unlikely to be viable at the subject property, even if interest rates return to 
pre-hike levels. 


To validate these findings, RCLCO updated its residual land value analysis using 2024 and 2025 market data to reflect current financing 
conditions. Under this updated scenario, at this point in time, for-sale townhomes are the only financially feasible form of residential 
development; even in the more cost-effective urban garden format, rental apartments are no longer viable to construct at the subject 
property. Denser formats, such as podium or wrap construction, face even greater financial challenges, with little to no path to feasibility 
in the current interest rate environment. These findings align with broader trends in Montgomery County, where multifamily development 
has declined significantly in recent years, as noted previously. 


Exhibit 1 compares residential residual land values under both interest rate environments. The findings suggest that for-sale townhomes 
are the only viable residential development option at the subject property at present, but urban garden rental apartments could become 
feasible if and when interest rates drop. However, podium and wrap apartment formats are likely to remain financially unviable under 
either scenario.  


 


 


$1,492,000 / Acre
$1,005,000 / Acre


-$2,345,000 / Acre


$1,397,000 / Acre


-$486,000 / Acre


-$5,328,000 / Acre


For-Sale Townhomes Rental Apartments -
Urban Garden


Rental Apartments - Wrap
/ Podium


For-Sale Townhomes Rental Apartments -
Urban Garden


Rental Apartments - Wrap
/ Podium


More Favorable Interest Rate Environment
(Data from 2022-2023)


Higher Interest Rate Environment
(Data from 2024-2025)


Financially Feasible to Deliver


Not Financially Feasible to Deliver


More Favorable Interest Rate Environment
(Data from 2022-2023)


Higher Interest Rate Environment
(Data from 2024-2025)


Exhibit 1 
Comparison of Residual Land Values Per Acre of Residential Development by Interest Rate Environment 


Subject Property; July 2025 
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While costs are one side of the residual land value equation, revenues—particularly achievable rents—are the other key lever influencing 
project feasibility. In both scenarios above, RCLCO used the rent levels projected in its January 2024 strategic market analysis for the 
subject property as a baseline. To assess feasibility, RCLCO also conducted sensitivity testing to determine the level of rent growth that 
would be required to support denser residential development at the subject property.  


This analysis shows Clarksburg would need to experience unprecedented levels of rent growth to support denser residential development, 
well beyond what is reasonable to expect in the foreseeable future. In the January 2024 strategic market analysis, RCLCO projected 
achievable pricing of $2.30 per square foot for new rental apartment development at the subject property. These rents are far below the 
thresholds that would be necessary to support podium or wrap construction, both in today’s elevated interest rate environment and under 
more favorable conditions: 


» Current Conditions: To support denser apartment development with structured parking and/or ground-floor retail, rents at the 
subject property would need to reach approximately $2.95 to $3.05 per square foot, representing an increase of 30% from 
current achievable levels. Only a handful of submarkets in Montgomery County—namely Bethesda, Chevy Chase, Silver Spring, 
Rockville Town Square, and Downtown Crown—consistently achieve or exceed these levels, and all of these areas benefit from 
significantly more mature, intensively developed, and amenitized environments and offer competitive locational advantages, 
such as access to larger numbers of households, Metrorail, and proximity to the District.  


» More Favorable Interest Rates: Even under more favorable financing conditions, required rents would still range from $2.60 
to $2.70 per square foot, representing an increase of 15% from current achievable levels. While some additional submarkets in 
Montgomery County (e.g., North Bethesda, Twinbrook, Wheaton, Shady Grove) meet this threshold, they are all located along 
Metrorail amid densely populated neighborhoods, reinforcing the value that proximity to high-capacity transit adds to rental 
apartment pricing. This relationship is well-documented within the Washington, D.C., metropolitan area:  


o Nearly 30 years ago, a study by John D. Benjamin and G. Stacy Sirmans found that for every one-tenth mile increase 
in distance from a Metrorail station, apartment rents declined by 2.5%.1 


o More recently, apartment communities along the forthcoming Purple Line corridor are already seeing above-average 
rent growth, particularly for larger unit types, in anticipation of the line’s opening in Winter 2027.2 


These trends underscore the premium renters place on transit, which improves connectivity and flexibility. Given Clarksburg’s 
lack of these advantages, it is unlikely the subject property can compete with more accessible, centrally located submarkets to 
achieve the rent levels required to support podium or wrap development in the foreseeable future. 


Please see Exhibit 2 for more information on these findings. In short, Clarksburg would need to command rents on par with—or higher 
than—more centrally located and better-amenitized submarkets to make dense development financially viable. Rents would need to be 
15% to 30% higher than they are today, independent of inflation and any other standard market-wide escalations. As such, the economics 
of structured parking and ground-floor retail within an apartment building remain out of reach for Clarksburg in the near to mid term, even 
under more favorable financing conditions. 


  


 


1 Benjamin, John D. and Sirmans, G. Stacy (1997). Mass Transportation, Apartment Rent and Property Values. Journal of Real Estate Research, Vol. 
12 No. 1. 
2 Peng, Q., Knaap, G., & Finio, N. (2023). Do Multifamily unit Rents Increase in Response to Light Rail in the Pre-service Period? International Regional 
Science Review, 47(5-6), 566-590.  
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MORE FAVORABLE INTEREST 


RATE ENVIRONMENT 
HIGHER INTEREST RATE 


ENVIRONMENT 
Rents Achievable at Subject Property 1 $2.30 / SF $2.30 / SF 
Rents Necessary to Support Construction 2 $2.60 to $2.70 / SF $2.95 to $3.05 / SF 


Rent Growth Necessary to Support Construction 15% 30% 
   


Submarkets Where Product is Achieving Rents Necessary to Support Construction 
Bethesda ✔ ✔ 
Chevy Chase ✔ ✔ 
Silver Spring ✔ ✔ 
North Bethesda ✔ X 
Rockville Town Square ✔ ✔ 
Twinbrook ✔ X 
Wheaton ✔ X 
Glenmont X X 
Downtown Crown ✔ ✔ 
Shady Grove ✔ X 
Gaithersburg / Montgomery Village X X 
Germantown X X 
Clarksburg X X 


   
1 Per January 2024 Strategic Market Analysis. 
2 In 2024 dollars; in other words, rents would need to increase to this level independent of inflation and other market-wide escalations. 


 


COMPARISON TO COUNTY STUDY 


A separate study, the COMSAT Financial Feasibility Study conducted by HR&A Advisors, reached almost the very same conclusion 
regarding the likelihood of denser development at the subject property. Completed in September 2024 for the Montgomery County 
Planning Department, this study (“the County study”) sought to evaluate whether adaptive reuse of the former COMSAT headquarters 
building was feasible under current market conditions and the extent to which new development at the subject property could generate 
additional value to subsidize adaptive reuse. To do so, the County study examined three new development scenarios:  


» Scenario 1 (“Low Density Scenario”): Low-density buildout of site with mix of 722 townhomes, 818 apartments, and 136,376 
square feet of retail3 


» Scenario 2 (“Medium Density Scenario”): Medium-density buildout of site with mix of 972 townhomes, 1,471 apartments, and 
136,376 square feet of retail3 


» Scenario 3 (“Townhouse Only Scenario”): Low-density buildout of site with 1,188 townhomes only 


To evaluate the feasibility of the three new development scenarios, the County study assessed their residual land values—similar to the 
approach RCLCO used for analyzing individual land uses, but applied here to broader programs for new development at the subject 
property. The study ultimately found both the Low Density and Medium Density Scenarios were infeasible, generating negative residual 


 


3 Although not explicitly stated, RCLCO assumes the County study envisions the approximately 136,376 square feet of retail as ground-floor space 
within the apartment buildings. This assumption is based on the absence of separate efficiency or density assumptions—unlike those provided for the 
townhomes and apartments—and the fact that retail construction costs appear generally aligned with those of multifamily.  


Exhibit 2 
Comparison of Current Rents and Rents Needed to Support Podium / Wrap Construction by Interest Rate Environment 


Subject Property; July 2025 
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land values of -$40.1 million and -$154.3 million, respectively. The gap between these two outcomes underscores additional allowable 
multifamily density does not currently translate into financial value for the subject property, as the associated forms of medium-density 
development—three to five story buildings—are not economically viable. In contrast, the County identified the Townhouse Only Scenario 
as the only feasible option under current market conditions, generating a positive residual land value of $83.4 million. This finding 
suggests the negative values in the other two scenarios are driven by the inclusion of rental apartments and (presumably) ground-floor 
retail.3 For additional detail, see Exhibit 3 below. 


 


  LOW DENSITY MEDIUM DENSITY TOWNHOUSE ONLY 


Net Annual Residential Income $13.6M $24.5M - 
Net Annual Retail Income $3.0M $3.0M - 


Total Net Operating  Income $16.6M $27.5M - 
    


÷ Blended Cap Rate 5.60% 5.60% 0.00% 


Total Project Value (rental) $298.0M $495.8M - 
Townhouse Sales $550.8M $741.8M $906.7M 


Total Project Value (all uses) $848.8M $1,237.6M $906.7M 
    


Less: Total Development Cost -$657.0M -$1,029.2M -$611.0M 


Less: Parking Cost -$31.2M -$84.2M - 
Less: Roads and Open Space Cost -$30.9M -$30.9M -$30.9M 


Less: Developer Fee** -$127.3M -$185.6M -$136.0M 
Less: Cost of Sale -$42.4M -$61.9M -$45.3M 


Total Residual Land Value (gap) -$40.1M -$154.3M $83.4M 


 


In addition to the three new development scenarios, the County study also examined the residual land value of shopping center 
development, involving 100,000 square feet of retail with surface parking. The County study found this form of development to generate 
a positive residual land value of $3.6 million, indicating financial feasibility in today’s environment.  


Viewed in the context of the full analysis, the findings from the County study underscore that only relatively lower-density development 
forms—such as for-sale townhomes and shopping center retail—are financially feasible at this time. Even lower-density apartments are 
currently infeasible, though this form of development is notably closer to feasibility than the medium-density apartment products delivering 
in more transit-accessible nodes to the south. These conclusions from the County study align closely with RCLCO’s residual land value 
analysis, as summarized in Exhibit 1. In short, both studies point to the same core finding: Denser development is not currently viable at 
the subject property, and a lower-density approach will be necessary to support construction in the near to mid term. 


IMPLICATIONS FOR PROGRAM 


As the preceding analysis demonstrates, higher-density development relying on vertical construction types and structured parking is 
unlikely to be viable at the subject property. Instead, development is more likely to take the form of horizontal formats with surface parking. 
To ensure timely delivery, site planning should prioritize townhome product in the near term, with wood-frame, surface-parked apartments 
potentially becoming feasible in the mid to long term. Retail could be viable at any point, though the limited feasibility of vertically mixed-
use buildings suggests this use should be planned as standalone product. Otherwise, there is a risk of designing appealing vertical 
formats the market is not ready to support. 


While this approach implies a less intensive form of development in the near to medium term—appropriate for the Clarksburg submarket—
it does not need to come at the expense of walkability or placemaking, and it does not need to compromise the objective of facilitating 
more vertical and intensive forms of development over the long term. Examples like Kentlands Market Square in Gaithersburg, Maryland, 
and Cascades Overlook in Sterling, Virginia, illustrate horizontal surface-parked retail can still deliver a strong sense of place. Moreover, 


Exhibit 3 
Net Operating Income and Total Value of New Development Scenarios in the County Study 


Subject Property; September 2024 
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this form of development can also introduce a street grid and site orientation that can establish a foundation for future infill and 
intensification over time. This kind of positioning will be critical to the subject property’s success, helping ensure timely delivery while also 
generating interest once it comes to market and delivering on the County’s short- and long-term goals for housing and economic 
development. 
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MEMORANDUM 
DATE: September 23, 2025 


TO: Lantian Development LLC 


FROM: RCLCO 


SUBJECT: Role of Planned Interchange in Unlocking Market Potential of Former COMSAT Headquarters Site 


 


 


INTRODUCTION 


As requested, RCLCO has conducted extensive research to guide your efforts to redevelop the former COMSAT Headquarters site in 
Clarksburg, Maryland. Located east of I-270 and roughly a half mile south of the Clarksburg Road interchange, the approximately 200-
acre campus (“subject property”) is home to the now-vacant, 496,000-square-foot COMSAT headquarters building. RCLCO’s involvement 
in your efforts to redevelop the subject property began in September 2017, when RCLCO completed a highest-and-best use analysis to 
inform your initial planning efforts. In October 2023, you then re-engaged RCLCO to help develop a market-supported, financially 
optimized, and fiscally positive redevelopment program. Over the ensuing two-year period, RCLCO has worked closely with you to 
develop, refine, and strengthen these plans, ensuring they are grounded in market and financial realities while advancing your vision for 
a best-in-class mixed-use development appropriate for this location. This vision is critically important for, among other things, advancing 
Montgomery County’s future economic development and expanding its much-needed housing stock.  


The purpose of this memo is to summarize the opportunity RCLCO has identified for the subject property and to highlight the critical role 
of improved accessibility—specifically through the planned interchange at I-270 and Little Seneca Parkway, as envisioned in the Master 
Plan of Highways and Transitways—in unlocking that opportunity. Ultimately, RCLCO determined the subject property is a viable location 
for the type of best-in-class mixed-use development you aim to create. However, the success of such a vision is likely to hinge on the 
opportunity for (and thereafter implementation of) the planned Exit 17 interchange. Without the enhanced accessibility the interchange 
would provide, many commercial concepts are unlikely to be feasible, jeopardizing the potential for a true mixed-use environment and 
leaving the subject property with opportunities that are primarily, if not exclusively, residential in nature. 


SUMMARY OF DEMAND POTENTIAL 


In January 2024, RCLCO completed a strategic market analysis for the subject property, a key component of which was to quantify the 
depth of market demand for various forms of development. To do so, RCLCO constructed a series of statistical demand models to 
forecast potential demand by land use, unconstrained by the physical capacity of the site. This analysis projected maximum potential 
demand for up to 1,640 rental housing units, 4,020 for-sale housing units, 240,000 square feet of retail, 1,386,000 square feet of other 
commercial uses (primarily life sciences), and 150 hotel keys at the subject property through 2040. These findings suggest the vision for 
a mixed-use development at the subject property is achievable, given current and anticipated supply/demand conditions in the submarket. 


However, demand dynamics are only one part of the equation. To further evaluate the feasibility of each use, RCLCO assessed overall 
“market opportunity” across development concepts. While depth of market was a key input to this equation, other considerations included 
the locational appeal of the site, the compatibility of proposed uses within a mixed-use environment, and the economic feasibility of 
development based on prevailing rents and construction costs. 
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Many of these factors are highly sensitive to the delivery of the planned interchange at I-270 and Little Seneca Parkway. This infrastructure 
would allow drivers to both see and easily access the subject property, greatly enhancing its development potential. In particular, it would 
strengthen opportunities for non-residential development, helping to support a more robust retail component and increase the likelihood 
of landing a significant corporate and/or life science user. For the purposes of this evaluation, RCLCO initially assumed the interchange 
would remain in the sector plan and be built.  Under that scenario, RCLCO reached the following conclusions: 


» Relatively low-density multifamily rentals and for-sale townhomes represent the strongest residential opportunities at the 
subject property, given the large amount of developable land at the site and the significant depth of housing demand in 
Montgomery County. 


» Retail presents a strong commercial opportunity, particularly in the case of concepts related to grocery, food and beverage, 
and services. Although perhaps less obvious of a fit than these concepts, fitness uses show moderately strong potential as 
well. With the planned interchange, the analysis suggests the subject property could support a significant retail/commercial 
center, anchored by a grocery store and a fitness center. 


o Anchor tenants are essential to realizing a retail development of this scale, as they help to generate the foot traffic on 
which smaller tenants depend. However, attracting these users can be competitive, as they typically evaluate sites 
across broader regions rather than individual submarkets. The planned interchange is likely to significantly enhance 
the positioning of the subject property in this regard, given the scarcity of large development sites with direct and highly 
visible access to I-270 or other interstates in the Washington-Baltimore region. 


o With the planned interchange, the subject site would benefit from exceptional traffic volumes, helping it stand out as a 
destination among competing retail locations. Along with population density and parking access, vehicle traffic counts 
are among the most important considerations for anchor tenants during site selection, enabling them to attract more 
customers and drive stronger sales. For example, Aldi specifies a minimum daily traffic count of more than 20,000 
vehicles in its property requirements.1 In practice, this threshold may be even higher, as Aldi’s three most recently 
opened stores in Upper Montgomery County (i.e., those portions of the County to the north of I-270 and MD-200) are 
all located on roads with daily traffic counts ranging from 26,000 to 30,000. According to the Maryland Department of 
Transportation, an average of 113,000 vehicles pass the subject property daily on this stretch of I-270, far surpassing 
nearby Frederick Road (fewer than 18,000) and  Little Seneca Parkway (fewer than 3,000). These figures suggest the 
proposed interchange could fundamentally alter the retail/commercial potential of the site by providing access to the 
type of traffic volumes that many tenants seek. 


» Life science uses present a moderately strong opportunity as well. The commercial/retail center envisioned—most 
preferably enabled by the interchange—would further increase the attractiveness of the subject property to tenants by 
offering a more integrated setting, moving beyond the typical suburban model where firms operate in isolation.  


o Walkable retail significantly enhances the appeal of developments to prospective commercial tenants by supporting 
talent attraction and retention. As Suketu Shah, Head of UK Life Sciences Property Management at JLL, notes: 
“Scientists expect a level of experience and comfort on par with other top-tier work environments . . . quality amenities 
help attract and retain the best talent, which is vital to the success of research.”2I The subject property provides this 
rare opportunity to allow for residential, retail, commercial and office/life science or other space in one central location.  
It is an opportunity that should be thoughtfully supported and not unduly limited by the upcoming sector plan or other 
regulatory measures. 


o Similarly, as mentioned above, life science firms are increasingly prioritizing locations that offer potential synergies 
over those where they would operate in isolation. Travis McCready, Head of Americas Life Sciences Markets at JLL, 
notes that life science firms increasingly recognize “a well-organized, economically and culturally supported hub can 
generate more marketable innovations than any individual company can produce on its own.” For this reason, firms 


 


1 Property requirements. ALDI. https://corporate.aldi.us/real-estate/property-requirements 
2 Boulton, A. Science Start-Ups Drive Demand for Life-Science Hubs. https://www.jll.com/en-us/insights/science-start-ups-drive-demand-for-life-science-hubs 
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are particularly attracted to districts that support vibrant ecosystems centered on innovation, where life science space 
is integrated with housing, retail, education, healthcare, and amenities that benefit all users within the ecosystem.3  


» Hospitality and self-storage also show moderately strong potential, though market depth suggests neither use is likely to 
play a major role in the overall program. 


RCLCO also considered an alternate scenario in which the interchange is not delivered. Under this scenario, market opportunity would 
be significantly constrained: 


» Low-density multifamily rentals and for-sale townhomes would continue to present strong opportunities at the subject 
property, which would likely remain an attractive residential location with or without enhanced access to I-270.   


» However, the retail/commercial opportunity would be significantly reduced without direct access to I-270, particularly when 
it comes to securing key destination tenants capable of serving as anchors for neighborhood-serving retail. While the site 
would still benefit from its proximity to Clarksburg’s growing residential base, retail anchors typically prioritize locations with 
strong traffic volumes, as noted earlier. Without the planned interchange, the subject property would lack this critical 
advantage, making it far less competitive relative to other sites in the region. 


o Recent trends in Montgomery County support this conclusion. Over the past five years, six new grocery stores have 
opened in Montgomery County to the north of I-270 and MD-200, and the average daily traffic count for the roads 
fronting these stores was 33,000 vehicles. Only one grocery store— Giant on Olney Sandy Spring Road —located on 
a road with fewer than 26,000 vehicles per day, averaging roughly 22,000. As noted above, these roads all carry more 
traffic than those near the subject property—except for I-270. While the subject property may achieve densities 
sufficient to support Bus Rapid Transit (“BRT”), a BRT line serving this location would be unlikely to provide access to 
enough customers to make up for the lack of direct access to vehicles from I-270. 


» Without anchor tenants, the feasibility of inline retail would diminish, as the site would lack the visitor traffic that smaller 
businesses rely on. In turn, the subject property would likely struggle to attract the tenants needed to capture the full extent 
of retail demand, resulting in a much smaller and more limited retail/commercial environment. 


o Research demonstrates that anchor tenants are essential to the success of retail centers, particularly those that are 
not in more urban environments. Large retailers—especially grocery stores or other national brands—help attract 
complementary tenants, establish market credibility, and provide long-term stability.4 Anchors generate substantial 
positive externalities, creating demand spillover in the form of foot traffic and consumer interest that benefits 
surrounding businesses. Longstanding research indicates that the loss of an anchor tenant can cause rental rates of 
non-anchor tenants to decline up to 25%.5 Without the draw and stability of an anchor, modern-day suburban retail is 
rarely viable at scale.  


o Once again, past experience in Montgomery County reinforces this conclusion. In recent years, there have been few 
successful examples of unanchored suburban retail developments delivering and performing well in the County. The 
only recent case identified by RCLCO— Spectrum Town Center in Gaithersburg —includes just 14,000 square feet of 
retail; furthermore, its vertically integrated design (i.e., multifamily over retail) would not be viable in Clarksburg due to 
significantly lower achievable rents. As such, any retail development without the interchange would likely be limited to 
a small number of food, beverage, and service providers, insufficient to create the synergies with other on-site uses 
that the County presumably wishes to see happen. 


» The life science opportunity would also moderate. Although demand along the I-270 corridor would still exist, the site would 
be less appealing without complementary retail and improved access, reducing its competitiveness. 


 


3 McCready, T. Life Sciences Companies Need an Innovation Hub to Thrive. https://www.areadevelopment.com/Biotech/q2-2024/life-sciences-companies-need-an-
innovation-hub-to-thrive.shtml 
4 Shemesh, J. Anchored Shopping Centers: Benefits, Risks, and Key Insights. https://pointacquisitions.com/anchored-shopping-centers/ 
5 Gatzlaff et al. The Effect of Anchor Tenant Loss on Shopping Center Rents. 
https://www.researchgate.net/publication/5142508 
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» Hospitality uses are unlikely to be viable without the interchange, as ease of vehicular access is a key factor for operators. 


o Especially in less intensively-developed settings like the upper I-270 corridor, hotels tend to cluster around highway 
interchanges due to the importance of visibility, access, and convenience in hotel placement.  Along the I-270 corridor 
in Montgomery County, most existing hospitality options follow this pattern, concentrating near interchanges such as 
I-370, Shady Grove Road, Montgomery Village Avenue, Watkins Mill Road, and Germantown Road. The scarcity of 
hotels outside these nodes underscores the importance of interchange proximity to hotel performance in the corridor. 


For a summary of these scenarios, please see Exhibit 1. As discussed on Page 1, the “market opportunity” for each use in Exhibit 1 is 
grounded in empirical assessments of its locational appeal, supply-demand balance, mixed-use compatibility, and economic feasibility. 
In general, uses rated as having a “strong” or “moderate / strong” opportunity are those the market is likely to support without significant 
external intervention, such as public subsidies or other incentives. By contrast, uses with only a “moderate” opportunity—even if some 
demand exists—may be difficult to realize. This is because successful real estate development depends not only on market opportunity 
but also on investor interest, capital market support, tenant appetite, and other enabling factors. Grocery & Drug is a useful example; as 
noted on Page 2, traffic counts are among the most critical site selection criteria for grocery tenants, and—if a site does not meet their 
threshold for a “strong” opportunity—they are often more likely to pursue alternative locations in other markets or submarkets rather than 
compromise on a weaker site. The takeaway is that even when demand appears to exist, realizing that demand may be exceptionally 
difficult without the right conditions in place. 


 


LAND USE 
MAXIMUM POTENTIAL 


DEMAND (BY 2040) 
MARKET OPPORTUNITY 
(WITH INTERCHANGE) 


MARKET OPPORTUNITY 
(WITHOUT INTERCHANGE) 


Rental Housing 1,640 Units     


Rental Apartment 1,420 Units STRONG STRONG 


Assisted Living / Independent Living 220 Units MODERATE MODERATE 


For-Sale Housing 4,020 Units     


Single-Family Detached Housing 835 Units MODERATE / STRONG MODERATE / STRONG 


Townhome 1,730 Units STRONG STRONG 


Two-Over-Two Condominium 1,040 Units MODERATE / STRONG MODERATE / STRONG 


Multifamily Condominium 415 Units MODERATE / WEAK WEAK 


Retail 240,000 SF     


Grocery & Drug 86,000 SF STRONG MODERATE 


Restaurants 64,000 SF STRONG MODERATE / STRONG 


Hard & Soft Goods 31,000 SF MODERATE WEAK 


Entertainment & Fitness 21,000 SF MODERATE / STRONG MODERATE / WEAK 


Services 38,000 SF STRONG MODERATE / STRONG 


Hospitality 150 Keys     


Hotel 150 Keys MODERATE / STRONG MODERATE / WEAK 


Other Commercial 1,386,000 SF     


Office 159,000 SF WEAK WEAK 


Life Science 1,032,000 SF MODERATE / STRONG MODERATE 


Self-Storage 195,000 SF MODERATE / STRONG MODERATE 


    
Note: Above analysis assumes surface parking for all development concepts. Based on a residual land value analysis, RCLCO concluded 
structured parking is unlikely to be viable at the subject property for the foreseeable future.  
 


Note: The score for rental apartments was developed prior to the enactment of Montgomery County’s recent Rent Stabilization Law, which could 
impact the locational appeal of the subject site over properties in other jurisdictions if the law leads to challenges in securing financing. 


Exhibit 1 
Summary of Development Opportunity by Land Use 


Subject Property; January 2024 
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PROGRAM IMPLICATIONS 


As the above analysis demonstrates, the planned interchange at I-270 and Little Seneca Parkway is critical to unlocking the potential of 
the subject property as a best-in-class mixed-use development. Market demand exists to support the scale of retail needed to amenitize 
the subject property and enhance its appeal to residential, life science, and other users. However, the interchange is likely to be essential 
to securing the anchor tenants as well as substantial corporate and/or life science users that can bring this vision to life, opening the site 
to the approximately 113,000 vehicles that travel along this stretch of I-270 each day. These traffic volumes far exceed those available 
without the interchange and surpass those of many competing sites across the Washington-Baltimore region, significantly improving the 
appeal of the subject property to anchor tenants and large scale, highly desirable corporate users. With these anchor tenants (and 
possibly corporate users) in place, the subject property would be well-positioned to support the scale of retail and broader commercial 
activity envisioned by RCLCO, helping to establish a dynamic mixed-use destination that would generate substantial economic 
development for the County. 


Without the interchange however, the outlook changes significantly. Absent improved access, the subject property is unlikely to attract 
the anchor retail (and commercial) tenants needed to support a full retail program, regardless of the amount of market demand that may 
be available to it; based on similar projects in Montgomery County, the retail component would likely be limited to 10,000 to 20,000 square 
feet, sufficient for only a handful of small-format tenants. This smaller retail program would weaken the site’s competitiveness for life 
science users, who increasingly seek walkable, mixed-use environments, and could result in reduced demand or slower absorption. A 
hotel user would also be unlikely to consider the site without clearly visible and direct highway access, limiting the feasibility of capturing 
projected hospitality demand. In this scenario, the site would likely default to a more limited development program focused primarily—if 
not exclusively—on residential uses, which are less sensitive to regional access but still benefit from strong local demand. 


Ultimately, the planned interchange is more than just a transportation improvement— it is essentially the linchpin for realizing a successful, 
mixed-use vision at the subject property. With it, the subject property will be far better positioned to support quality development that 
benefits future users, nearby residents, and the County, and to foster a more vibrant, connected place. 
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MEMORANDUM 


To: 
 
Bob Elliott 
River Falls Investments, LLC 


From: 


 
Will Zeid, PE 
Danny Davis, PE 
Ben Doran, PE 


 Kimley-Horn and Associates, Inc. 


Date: October 3, 2025 


Subject: 
Conceptual Phased Interchange Evaluation 
Exit 17 – Little Seneca Parkway and I-270 
Clarksburg, Maryland 


 


INTRODUCTION 
This memorandum presents a high-level discussion of a potential phasing strategy for achieving full 
interstate access at planned Exit 17 with the future extension of Little Seneca Parkway over I-270 in 
Clarksburg, Maryland. A full feasibility analysis would be needed to provide a more in-depth analysis 
of the actual constructability and costs of specific design characteristics for both the bridge and 
ramps. However, several examples of multi-phase implementations of interchanges are discussed 
herein to illustrate how a bridge can be installed and later improved to add ramps to the elevated 
bridge structure.  


The Exit 17 interchange has been a long-standing recommendation on the County’s Master Plan of 
Highways and Transitways. However, the interchange designation is proposed to be removed and 
replaced with a bridge-only recommendation without access to I-270 in the current Clarksburg East 
Sector Plan (the “Plan”) draft. 


Without Exit 17, the through-traffic demand and new development density envisioned in the draft Plan 
along Observation Drive is likely to demand a full four-lane section along the full length of 
Observation Drive, restricting the ability to convert lanes to BRT in the future. However, allowing for 
the possibility of adding access to I-270 at Little Seneca Parkway would provide an alternative access 
point to I-270 for future development along Observation Drive, and this would in turn reduce demand 
along Observation Drive to potentially accommodate the reduction to two travel lanes for vehicular 
traffic and two BRT lanes, a key goal of the Plan. The reduction in vehicle demand along Observation 
Drive would also reduce intersection capacity needs to the north at Clarksburg Road and provide a 
lower stress environment for pedestrians and cyclists moving along the Observation Drive and 
Clarksburg Road corridors.    


For the Exit 17 Little Seneca Parkway intersection with I-270, the Plan should not recommend either 
a bridge or a full interchange but rather allow for both alternatives. If future conditions do not warrant 
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or otherwise necessitate interstate access at Little Seneca Parkway, then ramps would not be 
mandated or installed. Alternatively, if future conditions do necessitate I-270 access, whether driven 
by transportation infrastructure needs, economic development or other criteria, then there should be 
foresight now to include an allowance in the Plan for the installation of ramps to connect to I-270. The 
Plan should not implement recommendations that could ultimately be the cause for key plan goals to 
be unreachable, such as the active and intentional removal of interstate access adjacent to the 
properties expected to provide much of the future growth within the Plan area. The recommendation 
should be structured to respond to the dynamic needs of the Plan area that will evolve as 
development proceeds and traffic demand can be more accurately forecasted to match the future 
densities that are being realized.  


This assessment supports an improved recommendation that would maintain the baseline bridge 
recommendation as an initial phase and then allow for future, or potentially even concurrent, phases 
of construction to add ramps for direct access to I-270. There are numerous examples of ramps being 
added to existing elevated bridge structures throughout the DC Metro Region, many of which were 
not likely accounted for in the initial bridge designs. Planning ahead to accommodate future ramps 
when the bridge is designed would likely provide cost benefits and construction time savings if the 
ramps were constructed in the future. This approach offers several planning, funding, and operational 
advantages that align with the long-term goals of the current draft Plan. 


 


PHASED INTERCHANGE PRECEDENT 


Several examples can be cited where a phased approach was taken to add ramps to an already 
existing or recently constructed elevated bridge structure. In each of these examples, the bridge 
structure was constructed first without ramps, or with only some ramps, and additional ramps were 
added after the initial bridge construction. In some cases the ramps were added sequentially within a 
single overall project, while in other cases, ramps were added decades after initial bridge construction 
which likely did not envisioned or account for ramps in the original bridge design. Planning for ramp 
additions with the initial bridge design would likely result in significant reductions in costs, demolition, 
environmental impacts and construction time when ramps are added in the future. The following 
examples are detailed further in this memorandum: 


- I-495 at Gallows Road – Virginia 
- I-95 HOV Ramp Connection to Heller Road – Virginia 
- I-270 Spur Ramp Connection to Westlake Terrace – Maryland 
- I-95 Express Lanes Ramp to Opitz Boulevard Bridge – Virginia 
- I-495 Express Lanes Ramp to Lee Highway Bridge – Virginia 


Several of these examples include median ramp additions (left hand exit), which could be further 
explored as an alternative to standard diamond ramps for the southbound I-270 on and off ramps at 
Little Seneca Parkway to avoid building elevated ramp structures over the stream valley on the west 
side of the interstate. For the northbound ramps, it is anticipated that standard tight diamond on and 
off ramps would be constructed on the east side of the interstate at grade ramping up to tie in east of 
the elevated bridge structure.   
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Example 1: I-495 at Gallows Road – Virginia 


Project Overview: The existing Gallows Road Bridge was replaced with a new steel bridge structure, 
as shown in Figure 1 below. The initial phase included construction of the bridge only. The graded 
median ramp structure was then added and tied into the already constructed bridge structure, as 
shown in Figure 2. The overall project was constructed in sequence where the bridge design 
accounted for the addition of ramps.   


The northbound ramps were constructed in a tight diamond configuration, similar to what could be 
envisioned for the northbound I-270 ramps at the Little Seneca Parkway interchange, as shown in 
Figure 3. Further, the median ramps provide an example of a potential alternative that may promote 
the reduction of environmental impacts to the stream valley located on the west side of I-270.  


       


Figure 1: Before New Bridge Structure      Figure 2: With New Bridge Structure (2011) 


      


Figure 3: With Median Ramp Addition & Tight Diamond on East Side (2011) 
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Example 2: I-95 HOV Ramp Connection to Heller Road – Virginia 


Project Overview: The existing I-95 HOV ramp elevated bridge structure existed as a standalone 
ramp, as shown in Figure 4 below. A new bridge across I-95 was constructed and tied into the 
existing modified HOV bridge structure, as shown in Figure 5.   


    


Figure 4: Existing HOV Bridge (2012)       Figure 5: With New Bridge Connected (2014) 


 


Example 3: I-270 Spur Ramp Connection to Westlake Terrace - Maryland 


Project Overview: The existing Westlake Terrace (Formerly Fernwood Drive) overpass existed as a 
standalone bridge, as shown in Figure 6 below. The bridge was widened and a new I-270 spur 
median ramp was added, as shown in Figure 5.   


         


Figure 6: Existing Bridge w/o Ramps (2002)         Figure 7: With Median Ramps Added (2004) 
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Example 4: I-95 Express Lanes Ramp to Opitz Boulevard Bridge – Virginia 


Project Overview: The existing Opitz Boulevard elevated bridge structure existed as a standalone 
bridge structure without elevated ramp connections, as shown in Figure 8 below. A new graded 
median ramp was constructed and tied into the existing modified bridge structure, as shown in Figure 
9.   


  


Figure 8: Existing Bridge (2022)  


  


Figure 9: With New Median Ramp Addition (2024) 
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Example 5; I-495 Express Lanes Ramp to Lee Highway Bridge – Virginia 


Project Overview: The existing Lee Highway elevated bridge structure was replaced in a phased 
process with the bridge structure constructed first, as shown in Figure 10 below. The graded median 
ramp was then constructed and tied into the bridge structure, as shown in Figure 11.  While this 
occurred in sequence, the ramp could have been added years later without major modifications to the 
bridge structure since the design intended for the ramp to be installed.  


      


Figure 10: Bridge Constructed First (2011)     Figure 11: With Median Ramp Added (2012) 


CONCLUSION  
As development progresses in the Plan area, transportation conditions and demands will evolve. A 
dynamic plan for future roadways and connectivity will be a key factor in the success of achieving the 
development density, roadway character and multi-modal connectivity envisioned in the Plan. The 
previous 1994 plan recommendation for an Exit 17 I-270 interchange at Little Seneca Parkway should 
not be abandoned. If an overpass bridge were to be constructed, then the Plan should support the 
design future consideration of adding ramps to provide direct interstate access as they may be 
needed to achieve the Plan vision. This proposed modification is not to guarantee that ramps will be 
constructed but rather to recognize that they may be needed and provide a framework under which 
interstate access could be marketed, pursued and ultimately achieved.  


The examples provided in this review demonstrate that both existing and newly built bridge structures 
can be modified or initially designed to add elevated and structured ramps after the construction of 
the initial bridge structure. Designs for the Exit 17 Little Seneca Bridge construction should include 
plans and necessary accommodation for the future addition of ramps to northbound and southbound 
I-270. Installation of the bridge without consideration of future ramp additions could result in 
unnecessary additional impediments and both financial and environmental constraints.  


The current draft recommendation to remove the interchange designation for Little Seneca Parkway 
at I-270 (Exit 17) and replace with a bridge-only recommendation should be modified to recognize the 
potential need for I-270 access via the addition of on and off ramps to the future Little Seneca 
Parkway Bridge. The failure to include such an allowance could ultimately be the cause for key plan 
goals to be unreachable.  
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COMSAT Property Testimony  


[Opening Slide] Chairman Harris, members of the Planning Board, my name is Bob 
Elliott representing River Falls, owner of the 204-acre COMSAT property. I'm here 
today not just as a developer, but as someone who grew up in Montgomery County 
and is now raising children here—someone invested in getting this right for the 
long term. 


Montgomery County stands at a crossroads. We can continue watching major 
employers choose other jurisdictions, or we can seize a transformative opportunity 
right in front of us. The COMSAT property represents the largest single 
development opportunity in the Sector Plan—204 acres of unified ownership with 
over 3,600 linear feet of I-270 frontage. 


[Economic Development Slide] We are not alone in the urgency for getting this 
plan right. Soon you’ll hear from MCEDC Director, Laurie Babb. She briefed this 
board on July 31, 2025, and will speak to the extreme importance of protecting the 
economic viability of this site. If this County expects to have a real seat at the table 
when Fortune 500 companies are looking for a place to grow, then we cannot allow 
this property’s potential to be compromised. This is the only site with the scale, 
location, and infrastructure to attract major employers.  


This is our moment to change that trajectory. It’s time for us to get in the game and 
“play to win” big opportunities. 


Critical Issues 


[Critical Issues Slide] We believe the Sector plan suffers from two fundamental 
problems. First, the plan removes even the possibility of an interchange. And 
without direct access to I-270, the COMSAT site cannot achieve its true economic 
potential. It’s a necessity to attract the high-quality employers we all want in 
Montgomery County.  


Second, the Sector Plan layers on constraint after constraint. Taken individually, 
each seems minor. But collectively, they shrink our 200-acre property into fewer 
than 50 acres of developable land. That is not a recipe for a transformative project- 
it’s a blueprint for failure.  
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What Success Looks Like vs. What Failure Costs 


[Program Slide] If developed properly, one option for COMSAT would be to 
generate 1,700 new homes, more than 750,000 square feet of commercial space, 
1,700 permanent jobs, 3,600 construction jobs. 


[Success Slide] This would result in $449 M dollars in County revenues over 20 
years. 


[Cost of Delay Slide] Each year of delay costs the County $18-20 million dollars.  


[The Only Parcel We Have Slide] Our broker CBRE has submitted this site for 6 
national solicitations and presented to more than 50 Fortune 500 companies, each 
representing potential investment exceeding $1 billion dollars. The uncertainty 
over historic preservation of the COMSAT building was often the deal breaker. It 
seems we may be close to resolving that barrier. But new barriers are being erected 
that will prove to be an equally insurmountable roadblock. 


Historic Preservation: A Model for Collaboration  


[HP Collaboration Slide] Before outlining those barriers, we want to recognize the 
thorough research and professional work that went into the Historic Preservation 
Technical Staff’s review of the COMSAT building. Preservation Staff provided a clear 
recommendation that the building should not be designated historic. 


We agree with and support that conclusion. I want to thank Rebeccah Ballo and 
John Liebertz for their professionalism. This shows that collaboration works. 


Now that historic designation is closer to being resolved, we want to ensure the 
opportunity it unlocks is not undone by extraordinary planning constraints. 
COMSAT was a place where innovation happened. Let's make sure this property 
continues to embody that forward-looking lens. 


The Fatal Flaw: Access Equals Economic Viability  


[Access = EV Slide] The draft plan's most damaging decision is eliminating the 
potential for direct access to I-270 via Exit 17. The County wants smaller streets 
with tighter ROWs to create walkable environments. But without Exit 17, massive 
traffic volumes potentially as many as 30,000 to 60,000 daily trips will overwhelm 
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local roads, creating exactly the opposite of the walkable community this plan 
envisions.  


[Aerial Slide] An interchange isn't just about creating a walkable community, it's 
also about economic viability.  


Site selection follows predictable patterns. Fortune 500 employers and regional 
retailers demand access, visibility, and infrastructure. They will not risk investments 
where customers and employees cannot easily reach them. Without the 
interchange, Clarksburg remains just another housing subdivision inaccessible to 
the more than 120,000 vehicles passing daily on I-270. 


[County Analysis Slide] On June 5th, your own transportation staff presented 
analysis showing that the interchange resolved the worst traffic condition, the PM 
peak at Clarksburg Road. Their analysis demonstrated that the addition of an 
interchange was clear improvement.  


[Interchange Analysis Slide] Staff failed to also consider the positive ECONOMIC 
DEVELOPMENT impacts in their recommendation. 


[Simple Economics Slide] Time is a critical resource for employers and employees 
alike. For businesses, saved time translates into productivity; for individuals, it 
provides more hours for family, health, and a better quality of life. On June 5, 
Transportation Staff provided this Board with time-saving comparisons both with, 
and without, the interchange. According to Staff, a new interchange saves 3 
minutes per trip. If that were the case, then the value of human capital time savings 
equates to $9.3 million dollars. And this analysis only included NEW residents of 
the Sector Plan. Existing residents and other retail users would result in additional 
benefits! 


We reviewed their analysis and believe the time savings are 10 minutes or more.  
That would equate to a benefit of $31.1 million in time savings. Individually, 3-10 
minutes sounds like a small amount, but collectively, it results in a MASSIVE 
benefit.   


Staff recommended the inclusion of the Little Seneca I-270 overpass. The bulk of 
the expected cost of an interchange is the overpass bridge itself. Simply adding 
those ramps (which cost nowhere near $31 million) results in the human capital 
“payback” is less than 1 year. We should be leveraging our I-270 accessibility, not 
avoiding it. Even MCDOT agrees with us.  
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Death by Regulatory Accumulation  


[Slide – Sector Plan Area] The draft plan treats our property as if it's 200 acres of 
opportunity. But when you look closer, that opportunity keeps shrinking. A 
sentence here calls for a buffer. Another line sets aside a park. Afforestation, 
setbacks, and carve-outs chip away at the site.  


[204-Acre Slide] Starting with 204 acres, each requirement suffocates its viability: 


• [SVB Slide] Stream Valley Buffer: 22.5 acres 


• [SVA OSSlide] Stream Valley Adjacent Open Space: 18.8 acres 


• [Old MP Road Slide] Per the 1993 Plan, Master Plan Roads: 11.2 acres  


• [New MP Road Slide] In the new Plan, Master Plan Roads: 16.2 acres 


o We lost 5 developable acres to “do the right thing” when it benefits 
MCPS, another private landowner and of course, our environment.  


• [I-270 ROW Slide] I-270 Right-of-Way: 8.3 acres 


• [200’ Buffer Slide] 200-foot buffer requirement, which includes 50’ Tree 
Buffer: 18.3 acres 


• [Forest Slide] Forest Stand preservation: 18.5 acres 


• [Park Slide] Local Park dedication: 10 acres 


• [Dev ROW Slide] Development rights-of-way: 19.9 acres 


• [Green Cover Slide] 35% Green Cover mandate: 26.7 acres 


[Cumulative Slide] 204 acres becomes fewer than 50 acres of developable land – 
less than 25% of the total site. 


[County Diagram Slide] On page 62, the County Staff shared their own conceptual 
diagram. But that diagram is physically impossible because it ignores the many 
layers of restrictions in the Sector Plan.  


[Constraint Comparison Slide] The County’s land yield would be worse than ours. 
The Planning Board needs realistic analysis showing cumulative impacts, not 
individual requirements presented in isolation. This Board and the community need 
to see the real effect of stacked rules on developable land. As drafted, the plan 
never reveals it.   
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Learning from Success: Park Potomac and Rio  


[Park Potomac Slide] The County has always treated I-270 frontage as an asset, not 
a liability. But in this Sector Plan, I-270 adjacent properties are subject to both a 
mandated 50’ tree buffer and a 200’ residential setback. Neither requirement is 
consistent with the most successful developments in our County.    


Take Park Potomac, where the most recent phase sites townhomes and retirement 
communities less than 75 feet from I-270. Noise is managed via sound walls, but 
the property maintains commercial visibility which makes it viable. 


[Rio Slide] Rio offers another lesson. It is one of our most successful mixed-use 
destinations, managing I-270 noise and quality of life through design while 
preserving visibility for commercial vitality. Rio's owners recently submitted plans 
for four new infill buildings, two are located between I-270 and the lake’s edge, and 
the lake edge is closer than the buffer requirement in Clarksburg. 


If Rio and Park Potomac work this way, why must COMSAT be pushed back more 
than twice as far? 


Both projects demonstrate that visibility drives viability. Environmental challenges 
near highways are real, but proven solutions exist in sound walls, advanced 
insulation and enhanced air filtration. We should apply those tools, not layer on 
two massive buffers that erase opportunity.  


Equity in Mixed Use Development  


[Equity Slide] This County constantly talks about Equity. But what does that mean 
in the context of mixed-use development? 


Both the County's consultants at HR&A and our team at RCLCO concluded that 
structured parking, podium construction, and high-rise residential are not 
financially viable in current market conditions. RCLCO's analysis shows that to 
support structured parking and vertical mixed-use development, rents at COMSAT 
would need to increase thirty percent from current achievable levels.  


Only a handful of submarkets in Montgomery County, like Chevy Chase, Bethesda 
and North Bethesda consistently achieve these rents, and all benefit significantly 
from Metrorail which allows for increased density. In these submarkets, mixed use 
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occurs vertically, but in Clarksburg, 11 miles north of the Shady Grove Metro, 
developments are mixed horizontally, not vertically, to be economically viable.  


While this seems obvious, it bears repeating because this Sector Plan repeatedly 
encourages development typologies that are not viable. Equity means giving all 
parts of our county the RIGHT type of mixed-use — not the SAME type of mixed-
use.  


[Kentlands Slide] Kentlands, another of this County’s most celebrated 
communities, was developed almost 40 years ago using horizontal development 
formats and surface parking. A model of new urbanism, it is auto-centric and 
surface-parked. Retail and parking have begun infilling as market conditions 
matured, but this is happening very slowly. 


Slide: Regulatory Overreach  


Everyone supports environmental protection, but the draft plan imposes layer 
upon layer of restrictions that whittle away at the opportunity for responsible 
development. County law already requires strict forest replacement at a two-to-
one ratio. The draft plan goes further, freezing 22 acres of forest - including land in 
the middle of our site - and adding a 35 percent green cover mandate that excludes 
existing trees as well as the dedication of new trees in the ROW. Staff assumes 
green roofs can make up the difference with vertical typologies. But as previously 
mentioned, Clarksburg requires horizontal wood-frame to be viable.  


This plan lifted the concept of Urban Green (Green Cover) from Bethesda but then 
excludes forest and dedications – park and roads. Doing so, does not count an 25% 
to 35% of green cover that should apply.  


The cumulative impact of these restrictions is serious. Existing laws already ensure 
rigorous environmental protection. This isn't environmental protection, it's 
regulatory strangulation.  


  







7 
 


Parks: Constellation Concept of Parks  


[Constellation Alt Slide] Parks and recreation facilities are essential, but there's a 
better approach than concentrating large facilities in single locations. Our 
alternative is the Constellation concept: a series of smaller parks linked by trails, 
distributed across all the properties in the sector plan, including places like the 
unused elementary school site. 


[Constellation Park Slide] Spreading this “String of Pearls” throughout the Sector 
Plan would create better and equitable access for existing residents. Our concept 
would deliver a network of spaces that is connected by sidewalks, trails and bike 
routes, and accessible from multiple directions. Smaller, distributed parks would 
better align with walkability goals, enhance neighborhood access, and create a 
green network that ties the 1,000-acre Sector Plan community together. 


Learning from Past Mistakes  


[Learning Slide] The 1994 Clarksburg Master Plan promised balanced development 
but delivered primarily housing without supporting employment or infrastructure. 
Remote centers create challenges for retailers. Lack of employment caused in the 
bedroom community we see today resulting in long commutes, traffic congestion, 
and fiscal imbalance. 


We cannot repeat those mistakes.  


COMSAT offers a chance to build I-270 accessible development done right, but it 
requires planning that works with market forces, not against them. 


The Tip of the Iceberg  


[Tip of the Iceberg Slide] The issues outlined today are “the tip of the iceberg”. In 
a 100+ page planning document, many impactful restrictions appear as single 
sentences or brief paragraphs scattered throughout. I have used the time allotted 
to focus on just some of the most critical barriers to success, but other issues, such 
as the “I-270 Wildlife Bridge Crossing” or the “50% Parking Lot Tree Cover” have 
gone undiscussed. Our silence on unmentioned issues should not be interpreted as 
acceptance—these must be resolved as this process moves forward.  
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What We Need: Specific Solutions 


[Solutions Slide] To unlock COMSAT's potential and deliver the economic benefits 
Montgomery County needs, we request five critical adjustments: 


First, preserve Exit 17 as an alternative in the sector plan.   


Second, limit excessive land takes.  


Third, create a framework for economic development.  


Fourth, implement the Constellation Concept for parks.  


Fifth, plan for market-viable development typologies.  


Closing: This Generation's Choice  


[Closing / Choice Slide] Over thirty years ago, promises were made about 
Clarksburg that weren't kept. Today, we can choose whether to repeat those 
mistakes or learn from them. This isn't just about one property—it's about whether 
Montgomery County positions itself for economic growth or accepts continued 
decline in competitiveness. 


The COMSAT property embodies a legacy of innovation and provides unmatched 
potential. Let's honor both by working together to create a framework for success. 


[Slide] 


Thank you. 
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October 3, 2025 

 

By Electronic Mail 

 

Artie Harris, Chair 

and Members of the Montgomery County Planning Board 

Maryland-National Capital Park & Planning Commission 

2425 Reedie Drive, 14th Floor 

Wheaton, Maryland 20902 

 

Re:  Clarksburg Gateway Sector Plan – Public Hearing on Working Draft 

 Supplemental Submission for the Clarksburg Gateway Sector Plan –  

 River Falls Investments LLC (formerly Lantian Development), Owner of the Comsat Site 

 

Dear Chair Harris and Members of the Planning Board: 

On behalf of River Falls Investments LLC, formerly known as Lantian Development LLC 

(now jointly, “River Falls”), and the current owner of the Comsat Site in Clarksburg, Maryland, we 

respectfully request that you enter this letter and accompanying materials for inclusion in the official 

record of the Clarksburg Gateway Sector Plan. 

Included in this submission are: 

A. Letter dated September 25, 2025, from Tommy Cleaver, CBRE, Executive Vice 

President, Mid-Atlantic Life Sciences Leader, addressed to Artie Harris, Chair, and 

Members of the Planning Board, commenting on CBRE’s efforts to market the 

Comsat property and the key elements of the Sector Plan needed to unlock the site 

for a major opportunity in Montgomery County. We encourage the Planning Board 

to carefully review this correspondence and its importance to the Board’s 

deliberation on the Plan. 

B. Memorandum from RCLCO to Lantian Development LLC, dated September 23, 

2025, discussing the infeasibility of a high-density development scenario on the 

Comsat property. 

C. Memorandum from RCLCO to Lantian Development LLC, dated September 23, 

2025, regarding the importance of the planned Exit 17 interchange and its potential 

to unlock market opportunities for the Comsat property. 

D. Memorandum from Will Zeid, PE of Kimley Horn dated October 3, 2025, 

discussing examples of how an interchange can be phased with an initial bridge 

construction and ramp construction to follow separately, if needed. 

E. Testimony of Robert Elliott, CEO of River Fall, which he delivered at the hearing 

before the Planning Board on September 25, 2025.  

We thank Chair Harris and the Board for allowing River Falls the opportunity to present its 

testimony at the hearing. In summary, we reiterate the solutions we urge the Board to adopt: 
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1. Do not designate the property/building historic. 

2. Keep Exit 17 as a potential alternative. Do not remove it from the plan. 

3. Limit and rationalize excessive land takes and restrictions. 

4. Implement the Constellation Parks String of Pearls concept. 

5. Create a plan for market-ready development types. Include surface parking and 

horizontal formats that can succeed and enable a more vertical typology to develop over 

time. 

6. Maintain visibility for jobs and retail while establishing the framework for economic 

development as a top priority. 

We would be happy to answer any questions the Board may have during your upcoming 

work sessions. We have invested significant time, effort, and funds into this sector planning effort 

and welcome the opportunity to share our work with the Board during its work sessions. We 

approach the Board with a spirit of unwavering cooperation. Our goal is to seize this generational 

opportunity and position the Clarksburg Gateway and the property to deliver a transformative 

project that promotes substantial economic development, expands our much-needed housing stock, 

and, just as importantly, helps restore Montgomery County’s reputation as a highly desirable, 

dynamic, and vibrant place to live and work. 

Sincerely, 

LERCH, EARLY & BREWER, CHARTERED 

 

 Steven A. Robins  
By:  _____________________________ 

  Steven A. Robins  

  7600 Wisconsin Avenue, Suite 700 

  Bethesda, MD 20814 

  301-657-0747 

  sarobins@lerchearly.com 

   

 

cc :  Robert Elliott 

 Mike Alexander 

 The Honorable Marilyn Balcombe 

 Jason Sartori 

 Robert Kronenberg 

 Christopher Conklin 

 Patrick Butler 

 Donnell Ziegler 

 Clark Larson 

 Rebeccah Ballo 

Richard Brockmyer 

 Gary Unterberg 

Will Zeid 

 Casey Anderson 

mailto:sarobins@lerchearly.com
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CBRE, Inc.  
1900 N Street, NW 
Washington, D.C. | 20036 
 
+1 202 783 8200 Tel 
+1 202 783 1723 Fax 
  
www.cbre.com 

MEMO 

September 25, 2025 
 
Artie Harris, Chair 
And Members of the Montgomery County Planning Board 
Maryland-National Capital Park & Planning Commission 
2425 Reedie Drive, 14th Floor 
Wheaton, Maryland 20902 

 
Dear Members of the Montgomery County Planning Board: 

Our firm, CBRE Group Incorporated (CBRE), the world’s largest commercial real estate services firm, has been 
actively involved in the representation and leasing of River Falls’ Comsat property since 2021.  My team is 
widely regarded as the leader in the Office and Life Science space with 72% market share and over $3 billion 
worth of transactions since 2021, including deals with AstraZeneca, GlaxoSmithKline, Emergent Bio, Illumina, 
Charles River Labs, NIH, NIC, among many others.  

We took this assignment because of our conviction in the site’s potential.  Comsat is a rare property 
encompassing over 200 acres in Montgomery County with over 3,600 feet of I-270 frontage.  Properties of 
this scale and size rarely exist and are in high demand due to their ability to accommodate mixed use and 
large-scale development.  Despite a long list of accolades, the Comsat property has remained vacant for over 
20 years.  This stagnation is not due to a lack of interest; or the absence of effort from either River Falls or 
CBRE.   

Since CBRE was engaged, the property has remained a top priority for our team.  We have submitted the site 
for 9 formal national solicitations and presented to over 60 additional Fortune 500 companies and large-scale 
privately held life science users – virtually all have expressed sincere interest.  While these contemplated 
transactions vary in their potential outcomes, all would have resulted in material commitments (anywhere 
from 500,000 to 2,250,000 million square feet of life science space) with $1+ billion of total investment and 
significant job creation.   

In parallel with these efforts, we have spoken with both the prior and current Governors, their Commerce 
teams, as well as the current County Executive and MCDC about the potential for this property.  We have 
completed over 20 site tours, custom renderings, concept plans and conducted extensive outreach to market 
the property globally.  

After digesting the feedback from several early site tours, CBRE recommended a comprehensive interior 
demolition project to facilitate property visits and enable easier visioning of a repurposed building.  Lantian 
subsequently hired a contractor to perform over $1 million in select interior demolition to accommodate this 
feedback.  This accommodation improved the tour experience but did not solve the more salient feedback of 
not wanting the property because of the building.   

Thus far, CBRE has been unable to close a deal with a major user because of the encumbrances imposed by 
preserving the main Comsat building.  Feedback has been consistent: fear of delays, large capital outlays to 
rehab the building, and simply put, groups are not interested in planning around it.  For 
commitments/investments of this scale, these user groups require a blank canvass.   

http://www.cbre.com/


We were pleased to hear that the Planning Department has come to the same conclusion and is 
recommending that the main building does not have to be preserved.  This will open interest and allow us to 
reengage with several active requirements.   

Now that a resolution is imminent for the building, the focus needs to shift to ensuring additional steps are 
taken to further enhance the viability of the site.  The scale and location will make this site one of the most 
intriguing opportunities across the country for the global life sciences community. While resolving the building 
issues helps position the site for success that could spur significant economic development, new residents, 
and net-new high paying jobs for Clarksburg, Montgomery County, and the State of Maryland, CBRE believes 
the Planning Commission needs to take a few additional steps to realize the full economic potential of the 
Comsat property.  

The first key item is for the County to preserve the interchange in the sector plan.  We do not see a downside 
to including it as a future possibility; conversely, we see tremendous upside in touting it as a key feature to 
attract major, global users.  Eliminating it at this early stage of the process could prove to be a losing 
proposition to attract the kind of major end-user that would benefit the community and greater area.   
Keeping the interchange in the sector plan provides the most optionality for future development and positions 
the site to compete for the best-in class users that would transform the landscape. 

In addition to the interchange, one of the most unique and attractive aspects of this site is its scale.  Sites with 
this amount of usable acreage with frontage on major thoroughfares are extremely rare, especially in 
Montgomery County.  The pharmaceutical is in the beginning stages of investing hundreds of billions of 
dollars to onshore their manufacturing capabilities – their investments tend to be in large scale campuses, 
many of which have 100+ acre thresholds.  This is a consistent theme in the request for proposals we have 
responded to.   

We were extremely concerned to learn that there are discussions around potentially reducing the usable 
acreage at the Comsat site to +/-50 acres.  Doing so would eliminate the site’s largest competitive advantage 
and immediately remove it from consideration amongst the referenced national requirements.   

The uptick in domestic manufacturing needs is very real – see recent announcements from Eli Lilly (227 acres 
in Virginia and 236 acres in Texas).  I recently met with CBRE’s head of biomanufacturing site selection, and 
he reaffirmed the significant uptick in active requirements as well as the 100+ acre scale threshold.  Our firm 
has direct visibility into this pipeline and can confirm the criticality of preserving this scale.   

In short, the Comsat site represents a near-term opportunity to catalyze economic activity and create a 
substantial number of jobs across the socio-economic spectrum.  Creating a blank canvass, preserving scale, 
and improving access will check the requisite boxes and pave the way for one of the next major 
announcements to come from Maryland.    

I will make myself available to discuss in greater detail and respectfully ask that you take the above to heart.  
We/you are very close to unlocking a gamechanger for the County and State.   

 

Sincerely, 

 

 

___________ 

Tommy Cleaver 

CBRE, Executive Vice President, Life Sciences Mid-Atlantic Leader 
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MEMORANDUM 
DATE: September 23, 2025 

TO: Lantian Development LLC 

FROM: RCLCO 

SUBJECT: Viability of High-Density Development at Former COMSAT Headquarters Site 

 

 

INTRODUCTION 

As requested, RCLCO has conducted extensive research to guide your efforts to redevelop the former COMSAT Headquarters site in 
Clarksburg, Maryland. Located east of I-270 and roughly a half mile south of the Clarksburg Road interchange, the approximately 200-
acre campus (“subject property”) is home to the now-vacant, 496,000-square-foot COMSAT headquarters building,. RCLCO’s 
involvement in your efforts to redevelop the subject property began in September 2017, when RCLCO completed a highest-and-best use 
analysis to inform your initial planning efforts. In October 2023, you then re-engaged RCLCO to help develop a market-supported, 
financially optimized, and fiscally positive redevelopment program. Over the ensuing two-year period, RCLCO has worked closely with 
you to develop, refine, and strengthen these plans, ensuring they are grounded in market and financial realities while advancing your 
vision for a best-in-class mixed-use development that is appropriate for this location and will advance economic development and 
significant housing opportunities in the County.  

The purpose of this memo is to outline findings related to the density of development likely to be feasible at the subject property. As you 
have shared, your goal is to deliver a best-in-class mixed-use environment at the subject property. In Montgomery County, many 
comparable developments—such as Pike & Rose in North Bethesda and Downtown Crown in Gaithersburg—have relied on mid- to high-
density building typologies, which have maximized the efficiency of these developments by incorporating housing above ground-floor 
retail and prioritizing structured rather than surface parking. However, this approach is unlikely to be viable at the subject property in the 
foreseeable future. Both RCLCO’s analysis and the COMSAT Financial Feasibility Study conducted by HR&A Advisors for the 
Montgomery County Planning Department reach the same conclusion: The financial conditions necessary to support higher-density 
building formats that rely on mid-rise building typologies and structured parking are not present at this site. Instead, a different strategy 
is needed—one that still fosters a walkable, high-quality public realm and supports a gradual transition to more vertical forms of 
development over time. This strategy means embracing horizontal formats and surface parking where necessary to facilitate development 
within a reasonable timeframe.  

SUMMARY OF RCLCO ANALYSIS 

In January 2024, RCLCO completed a strategic market analysis for the subject property. Two key components of this analysis involved 
projecting achievable pricing and estimating the resulting residual land value by development concept. Residual valuation is a method 
for estimating the value of land with development potential, calculated by subtracting development costs from the anticipated value of the 
completed project. A project is said to have a “positive” land value when its expected value exceeds its costs, indicating financial feasibility 
for a developer. Conversely, a “negative” land value means projected costs exceed the capitalized value of the development, rendering 
the concept financially infeasible. 

At the time of the analysis, RCLCO relied on 2022 and 2023 market data, much of which was collected prior to recent interest rate hikes 
that have significantly increased financing costs for developers. These higher costs have rendered many previously feasible projects 
more difficult to pursue. As such, development feasibility is generally lower—not higher—today than it was at the time of the study. This 
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trend is evident in Montgomery County, where CoStar data reveals just 1,921 rental apartment units are now under construction, relative 
to 4,604 at the end of 2023. For this reason, the findings of the analysis reflect more optimistic conditions than those in place today. 

Even with the more favorable assumptions in the 2024 analysis, RCLCO determined several product types commonly found in vertically 
mixed-use developments—such as office space and for-sale condominiums—were not financially viable at the subject property. In 
contrast, rental apartments and hospitality uses were found to be feasible, but only when delivered as four- to five-story wood-frame 
buildings with surface parking, often referred to as “urban garden” product. Due to their wood-frame construction, these buildings cannot 
support most forms of ground-floor retail, unlike podium or wrap configurations with concrete bases and parking structures. As a result, 
the analysis concluded vertically mixed-use development is unlikely to be viable at the subject property, even if interest rates return to 
pre-hike levels. 

To validate these findings, RCLCO updated its residual land value analysis using 2024 and 2025 market data to reflect current financing 
conditions. Under this updated scenario, at this point in time, for-sale townhomes are the only financially feasible form of residential 
development; even in the more cost-effective urban garden format, rental apartments are no longer viable to construct at the subject 
property. Denser formats, such as podium or wrap construction, face even greater financial challenges, with little to no path to feasibility 
in the current interest rate environment. These findings align with broader trends in Montgomery County, where multifamily development 
has declined significantly in recent years, as noted previously. 

Exhibit 1 compares residential residual land values under both interest rate environments. The findings suggest that for-sale townhomes 
are the only viable residential development option at the subject property at present, but urban garden rental apartments could become 
feasible if and when interest rates drop. However, podium and wrap apartment formats are likely to remain financially unviable under 
either scenario.  

 

 

$1,492,000 / Acre
$1,005,000 / Acre

-$2,345,000 / Acre

$1,397,000 / Acre

-$486,000 / Acre

-$5,328,000 / Acre

For-Sale Townhomes Rental Apartments -
Urban Garden

Rental Apartments - Wrap
/ Podium

For-Sale Townhomes Rental Apartments -
Urban Garden

Rental Apartments - Wrap
/ Podium

More Favorable Interest Rate Environment
(Data from 2022-2023)

Higher Interest Rate Environment
(Data from 2024-2025)

Financially Feasible to Deliver

Not Financially Feasible to Deliver

More Favorable Interest Rate Environment
(Data from 2022-2023)

Higher Interest Rate Environment
(Data from 2024-2025)

Exhibit 1 
Comparison of Residual Land Values Per Acre of Residential Development by Interest Rate Environment 

Subject Property; July 2025 
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While costs are one side of the residual land value equation, revenues—particularly achievable rents—are the other key lever influencing 
project feasibility. In both scenarios above, RCLCO used the rent levels projected in its January 2024 strategic market analysis for the 
subject property as a baseline. To assess feasibility, RCLCO also conducted sensitivity testing to determine the level of rent growth that 
would be required to support denser residential development at the subject property.  

This analysis shows Clarksburg would need to experience unprecedented levels of rent growth to support denser residential development, 
well beyond what is reasonable to expect in the foreseeable future. In the January 2024 strategic market analysis, RCLCO projected 
achievable pricing of $2.30 per square foot for new rental apartment development at the subject property. These rents are far below the 
thresholds that would be necessary to support podium or wrap construction, both in today’s elevated interest rate environment and under 
more favorable conditions: 

» Current Conditions: To support denser apartment development with structured parking and/or ground-floor retail, rents at the 
subject property would need to reach approximately $2.95 to $3.05 per square foot, representing an increase of 30% from 
current achievable levels. Only a handful of submarkets in Montgomery County—namely Bethesda, Chevy Chase, Silver Spring, 
Rockville Town Square, and Downtown Crown—consistently achieve or exceed these levels, and all of these areas benefit from 
significantly more mature, intensively developed, and amenitized environments and offer competitive locational advantages, 
such as access to larger numbers of households, Metrorail, and proximity to the District.  

» More Favorable Interest Rates: Even under more favorable financing conditions, required rents would still range from $2.60 
to $2.70 per square foot, representing an increase of 15% from current achievable levels. While some additional submarkets in 
Montgomery County (e.g., North Bethesda, Twinbrook, Wheaton, Shady Grove) meet this threshold, they are all located along 
Metrorail amid densely populated neighborhoods, reinforcing the value that proximity to high-capacity transit adds to rental 
apartment pricing. This relationship is well-documented within the Washington, D.C., metropolitan area:  

o Nearly 30 years ago, a study by John D. Benjamin and G. Stacy Sirmans found that for every one-tenth mile increase 
in distance from a Metrorail station, apartment rents declined by 2.5%.1 

o More recently, apartment communities along the forthcoming Purple Line corridor are already seeing above-average 
rent growth, particularly for larger unit types, in anticipation of the line’s opening in Winter 2027.2 

These trends underscore the premium renters place on transit, which improves connectivity and flexibility. Given Clarksburg’s 
lack of these advantages, it is unlikely the subject property can compete with more accessible, centrally located submarkets to 
achieve the rent levels required to support podium or wrap development in the foreseeable future. 

Please see Exhibit 2 for more information on these findings. In short, Clarksburg would need to command rents on par with—or higher 
than—more centrally located and better-amenitized submarkets to make dense development financially viable. Rents would need to be 
15% to 30% higher than they are today, independent of inflation and any other standard market-wide escalations. As such, the economics 
of structured parking and ground-floor retail within an apartment building remain out of reach for Clarksburg in the near to mid term, even 
under more favorable financing conditions. 

  

 

1 Benjamin, John D. and Sirmans, G. Stacy (1997). Mass Transportation, Apartment Rent and Property Values. Journal of Real Estate Research, Vol. 
12 No. 1. 
2 Peng, Q., Knaap, G., & Finio, N. (2023). Do Multifamily unit Rents Increase in Response to Light Rail in the Pre-service Period? International Regional 
Science Review, 47(5-6), 566-590.  
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MORE FAVORABLE INTEREST 

RATE ENVIRONMENT 
HIGHER INTEREST RATE 

ENVIRONMENT 
Rents Achievable at Subject Property 1 $2.30 / SF $2.30 / SF 
Rents Necessary to Support Construction 2 $2.60 to $2.70 / SF $2.95 to $3.05 / SF 

Rent Growth Necessary to Support Construction 15% 30% 
   

Submarkets Where Product is Achieving Rents Necessary to Support Construction 
Bethesda ✔ ✔ 
Chevy Chase ✔ ✔ 
Silver Spring ✔ ✔ 
North Bethesda ✔ X 
Rockville Town Square ✔ ✔ 
Twinbrook ✔ X 
Wheaton ✔ X 
Glenmont X X 
Downtown Crown ✔ ✔ 
Shady Grove ✔ X 
Gaithersburg / Montgomery Village X X 
Germantown X X 
Clarksburg X X 

   
1 Per January 2024 Strategic Market Analysis. 
2 In 2024 dollars; in other words, rents would need to increase to this level independent of inflation and other market-wide escalations. 

 

COMPARISON TO COUNTY STUDY 

A separate study, the COMSAT Financial Feasibility Study conducted by HR&A Advisors, reached almost the very same conclusion 
regarding the likelihood of denser development at the subject property. Completed in September 2024 for the Montgomery County 
Planning Department, this study (“the County study”) sought to evaluate whether adaptive reuse of the former COMSAT headquarters 
building was feasible under current market conditions and the extent to which new development at the subject property could generate 
additional value to subsidize adaptive reuse. To do so, the County study examined three new development scenarios:  

» Scenario 1 (“Low Density Scenario”): Low-density buildout of site with mix of 722 townhomes, 818 apartments, and 136,376 
square feet of retail3 

» Scenario 2 (“Medium Density Scenario”): Medium-density buildout of site with mix of 972 townhomes, 1,471 apartments, and 
136,376 square feet of retail3 

» Scenario 3 (“Townhouse Only Scenario”): Low-density buildout of site with 1,188 townhomes only 

To evaluate the feasibility of the three new development scenarios, the County study assessed their residual land values—similar to the 
approach RCLCO used for analyzing individual land uses, but applied here to broader programs for new development at the subject 
property. The study ultimately found both the Low Density and Medium Density Scenarios were infeasible, generating negative residual 

 

3 Although not explicitly stated, RCLCO assumes the County study envisions the approximately 136,376 square feet of retail as ground-floor space 
within the apartment buildings. This assumption is based on the absence of separate efficiency or density assumptions—unlike those provided for the 
townhomes and apartments—and the fact that retail construction costs appear generally aligned with those of multifamily.  

Exhibit 2 
Comparison of Current Rents and Rents Needed to Support Podium / Wrap Construction by Interest Rate Environment 

Subject Property; July 2025 
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land values of -$40.1 million and -$154.3 million, respectively. The gap between these two outcomes underscores additional allowable 
multifamily density does not currently translate into financial value for the subject property, as the associated forms of medium-density 
development—three to five story buildings—are not economically viable. In contrast, the County identified the Townhouse Only Scenario 
as the only feasible option under current market conditions, generating a positive residual land value of $83.4 million. This finding 
suggests the negative values in the other two scenarios are driven by the inclusion of rental apartments and (presumably) ground-floor 
retail.3 For additional detail, see Exhibit 3 below. 

 

  LOW DENSITY MEDIUM DENSITY TOWNHOUSE ONLY 

Net Annual Residential Income $13.6M $24.5M - 
Net Annual Retail Income $3.0M $3.0M - 

Total Net Operating  Income $16.6M $27.5M - 
    

÷ Blended Cap Rate 5.60% 5.60% 0.00% 

Total Project Value (rental) $298.0M $495.8M - 
Townhouse Sales $550.8M $741.8M $906.7M 

Total Project Value (all uses) $848.8M $1,237.6M $906.7M 
    

Less: Total Development Cost -$657.0M -$1,029.2M -$611.0M 

Less: Parking Cost -$31.2M -$84.2M - 
Less: Roads and Open Space Cost -$30.9M -$30.9M -$30.9M 

Less: Developer Fee** -$127.3M -$185.6M -$136.0M 
Less: Cost of Sale -$42.4M -$61.9M -$45.3M 

Total Residual Land Value (gap) -$40.1M -$154.3M $83.4M 

 

In addition to the three new development scenarios, the County study also examined the residual land value of shopping center 
development, involving 100,000 square feet of retail with surface parking. The County study found this form of development to generate 
a positive residual land value of $3.6 million, indicating financial feasibility in today’s environment.  

Viewed in the context of the full analysis, the findings from the County study underscore that only relatively lower-density development 
forms—such as for-sale townhomes and shopping center retail—are financially feasible at this time. Even lower-density apartments are 
currently infeasible, though this form of development is notably closer to feasibility than the medium-density apartment products delivering 
in more transit-accessible nodes to the south. These conclusions from the County study align closely with RCLCO’s residual land value 
analysis, as summarized in Exhibit 1. In short, both studies point to the same core finding: Denser development is not currently viable at 
the subject property, and a lower-density approach will be necessary to support construction in the near to mid term. 

IMPLICATIONS FOR PROGRAM 

As the preceding analysis demonstrates, higher-density development relying on vertical construction types and structured parking is 
unlikely to be viable at the subject property. Instead, development is more likely to take the form of horizontal formats with surface parking. 
To ensure timely delivery, site planning should prioritize townhome product in the near term, with wood-frame, surface-parked apartments 
potentially becoming feasible in the mid to long term. Retail could be viable at any point, though the limited feasibility of vertically mixed-
use buildings suggests this use should be planned as standalone product. Otherwise, there is a risk of designing appealing vertical 
formats the market is not ready to support. 

While this approach implies a less intensive form of development in the near to medium term—appropriate for the Clarksburg submarket—
it does not need to come at the expense of walkability or placemaking, and it does not need to compromise the objective of facilitating 
more vertical and intensive forms of development over the long term. Examples like Kentlands Market Square in Gaithersburg, Maryland, 
and Cascades Overlook in Sterling, Virginia, illustrate horizontal surface-parked retail can still deliver a strong sense of place. Moreover, 

Exhibit 3 
Net Operating Income and Total Value of New Development Scenarios in the County Study 

Subject Property; September 2024 
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this form of development can also introduce a street grid and site orientation that can establish a foundation for future infill and 
intensification over time. This kind of positioning will be critical to the subject property’s success, helping ensure timely delivery while also 
generating interest once it comes to market and delivering on the County’s short- and long-term goals for housing and economic 
development. 
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MEMORANDUM 
DATE: September 23, 2025 

TO: Lantian Development LLC 

FROM: RCLCO 

SUBJECT: Role of Planned Interchange in Unlocking Market Potential of Former COMSAT Headquarters Site 

 

 

INTRODUCTION 

As requested, RCLCO has conducted extensive research to guide your efforts to redevelop the former COMSAT Headquarters site in 
Clarksburg, Maryland. Located east of I-270 and roughly a half mile south of the Clarksburg Road interchange, the approximately 200-
acre campus (“subject property”) is home to the now-vacant, 496,000-square-foot COMSAT headquarters building. RCLCO’s involvement 
in your efforts to redevelop the subject property began in September 2017, when RCLCO completed a highest-and-best use analysis to 
inform your initial planning efforts. In October 2023, you then re-engaged RCLCO to help develop a market-supported, financially 
optimized, and fiscally positive redevelopment program. Over the ensuing two-year period, RCLCO has worked closely with you to 
develop, refine, and strengthen these plans, ensuring they are grounded in market and financial realities while advancing your vision for 
a best-in-class mixed-use development appropriate for this location. This vision is critically important for, among other things, advancing 
Montgomery County’s future economic development and expanding its much-needed housing stock.  

The purpose of this memo is to summarize the opportunity RCLCO has identified for the subject property and to highlight the critical role 
of improved accessibility—specifically through the planned interchange at I-270 and Little Seneca Parkway, as envisioned in the Master 
Plan of Highways and Transitways—in unlocking that opportunity. Ultimately, RCLCO determined the subject property is a viable location 
for the type of best-in-class mixed-use development you aim to create. However, the success of such a vision is likely to hinge on the 
opportunity for (and thereafter implementation of) the planned Exit 17 interchange. Without the enhanced accessibility the interchange 
would provide, many commercial concepts are unlikely to be feasible, jeopardizing the potential for a true mixed-use environment and 
leaving the subject property with opportunities that are primarily, if not exclusively, residential in nature. 

SUMMARY OF DEMAND POTENTIAL 

In January 2024, RCLCO completed a strategic market analysis for the subject property, a key component of which was to quantify the 
depth of market demand for various forms of development. To do so, RCLCO constructed a series of statistical demand models to 
forecast potential demand by land use, unconstrained by the physical capacity of the site. This analysis projected maximum potential 
demand for up to 1,640 rental housing units, 4,020 for-sale housing units, 240,000 square feet of retail, 1,386,000 square feet of other 
commercial uses (primarily life sciences), and 150 hotel keys at the subject property through 2040. These findings suggest the vision for 
a mixed-use development at the subject property is achievable, given current and anticipated supply/demand conditions in the submarket. 

However, demand dynamics are only one part of the equation. To further evaluate the feasibility of each use, RCLCO assessed overall 
“market opportunity” across development concepts. While depth of market was a key input to this equation, other considerations included 
the locational appeal of the site, the compatibility of proposed uses within a mixed-use environment, and the economic feasibility of 
development based on prevailing rents and construction costs. 
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Many of these factors are highly sensitive to the delivery of the planned interchange at I-270 and Little Seneca Parkway. This infrastructure 
would allow drivers to both see and easily access the subject property, greatly enhancing its development potential. In particular, it would 
strengthen opportunities for non-residential development, helping to support a more robust retail component and increase the likelihood 
of landing a significant corporate and/or life science user. For the purposes of this evaluation, RCLCO initially assumed the interchange 
would remain in the sector plan and be built.  Under that scenario, RCLCO reached the following conclusions: 

» Relatively low-density multifamily rentals and for-sale townhomes represent the strongest residential opportunities at the 
subject property, given the large amount of developable land at the site and the significant depth of housing demand in 
Montgomery County. 

» Retail presents a strong commercial opportunity, particularly in the case of concepts related to grocery, food and beverage, 
and services. Although perhaps less obvious of a fit than these concepts, fitness uses show moderately strong potential as 
well. With the planned interchange, the analysis suggests the subject property could support a significant retail/commercial 
center, anchored by a grocery store and a fitness center. 

o Anchor tenants are essential to realizing a retail development of this scale, as they help to generate the foot traffic on 
which smaller tenants depend. However, attracting these users can be competitive, as they typically evaluate sites 
across broader regions rather than individual submarkets. The planned interchange is likely to significantly enhance 
the positioning of the subject property in this regard, given the scarcity of large development sites with direct and highly 
visible access to I-270 or other interstates in the Washington-Baltimore region. 

o With the planned interchange, the subject site would benefit from exceptional traffic volumes, helping it stand out as a 
destination among competing retail locations. Along with population density and parking access, vehicle traffic counts 
are among the most important considerations for anchor tenants during site selection, enabling them to attract more 
customers and drive stronger sales. For example, Aldi specifies a minimum daily traffic count of more than 20,000 
vehicles in its property requirements.1 In practice, this threshold may be even higher, as Aldi’s three most recently 
opened stores in Upper Montgomery County (i.e., those portions of the County to the north of I-270 and MD-200) are 
all located on roads with daily traffic counts ranging from 26,000 to 30,000. According to the Maryland Department of 
Transportation, an average of 113,000 vehicles pass the subject property daily on this stretch of I-270, far surpassing 
nearby Frederick Road (fewer than 18,000) and  Little Seneca Parkway (fewer than 3,000). These figures suggest the 
proposed interchange could fundamentally alter the retail/commercial potential of the site by providing access to the 
type of traffic volumes that many tenants seek. 

» Life science uses present a moderately strong opportunity as well. The commercial/retail center envisioned—most 
preferably enabled by the interchange—would further increase the attractiveness of the subject property to tenants by 
offering a more integrated setting, moving beyond the typical suburban model where firms operate in isolation.  

o Walkable retail significantly enhances the appeal of developments to prospective commercial tenants by supporting 
talent attraction and retention. As Suketu Shah, Head of UK Life Sciences Property Management at JLL, notes: 
“Scientists expect a level of experience and comfort on par with other top-tier work environments . . . quality amenities 
help attract and retain the best talent, which is vital to the success of research.”2I The subject property provides this 
rare opportunity to allow for residential, retail, commercial and office/life science or other space in one central location.  
It is an opportunity that should be thoughtfully supported and not unduly limited by the upcoming sector plan or other 
regulatory measures. 

o Similarly, as mentioned above, life science firms are increasingly prioritizing locations that offer potential synergies 
over those where they would operate in isolation. Travis McCready, Head of Americas Life Sciences Markets at JLL, 
notes that life science firms increasingly recognize “a well-organized, economically and culturally supported hub can 
generate more marketable innovations than any individual company can produce on its own.” For this reason, firms 

 

1 Property requirements. ALDI. https://corporate.aldi.us/real-estate/property-requirements 
2 Boulton, A. Science Start-Ups Drive Demand for Life-Science Hubs. https://www.jll.com/en-us/insights/science-start-ups-drive-demand-for-life-science-hubs 
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are particularly attracted to districts that support vibrant ecosystems centered on innovation, where life science space 
is integrated with housing, retail, education, healthcare, and amenities that benefit all users within the ecosystem.3  

» Hospitality and self-storage also show moderately strong potential, though market depth suggests neither use is likely to 
play a major role in the overall program. 

RCLCO also considered an alternate scenario in which the interchange is not delivered. Under this scenario, market opportunity would 
be significantly constrained: 

» Low-density multifamily rentals and for-sale townhomes would continue to present strong opportunities at the subject 
property, which would likely remain an attractive residential location with or without enhanced access to I-270.   

» However, the retail/commercial opportunity would be significantly reduced without direct access to I-270, particularly when 
it comes to securing key destination tenants capable of serving as anchors for neighborhood-serving retail. While the site 
would still benefit from its proximity to Clarksburg’s growing residential base, retail anchors typically prioritize locations with 
strong traffic volumes, as noted earlier. Without the planned interchange, the subject property would lack this critical 
advantage, making it far less competitive relative to other sites in the region. 

o Recent trends in Montgomery County support this conclusion. Over the past five years, six new grocery stores have 
opened in Montgomery County to the north of I-270 and MD-200, and the average daily traffic count for the roads 
fronting these stores was 33,000 vehicles. Only one grocery store— Giant on Olney Sandy Spring Road —located on 
a road with fewer than 26,000 vehicles per day, averaging roughly 22,000. As noted above, these roads all carry more 
traffic than those near the subject property—except for I-270. While the subject property may achieve densities 
sufficient to support Bus Rapid Transit (“BRT”), a BRT line serving this location would be unlikely to provide access to 
enough customers to make up for the lack of direct access to vehicles from I-270. 

» Without anchor tenants, the feasibility of inline retail would diminish, as the site would lack the visitor traffic that smaller 
businesses rely on. In turn, the subject property would likely struggle to attract the tenants needed to capture the full extent 
of retail demand, resulting in a much smaller and more limited retail/commercial environment. 

o Research demonstrates that anchor tenants are essential to the success of retail centers, particularly those that are 
not in more urban environments. Large retailers—especially grocery stores or other national brands—help attract 
complementary tenants, establish market credibility, and provide long-term stability.4 Anchors generate substantial 
positive externalities, creating demand spillover in the form of foot traffic and consumer interest that benefits 
surrounding businesses. Longstanding research indicates that the loss of an anchor tenant can cause rental rates of 
non-anchor tenants to decline up to 25%.5 Without the draw and stability of an anchor, modern-day suburban retail is 
rarely viable at scale.  

o Once again, past experience in Montgomery County reinforces this conclusion. In recent years, there have been few 
successful examples of unanchored suburban retail developments delivering and performing well in the County. The 
only recent case identified by RCLCO— Spectrum Town Center in Gaithersburg —includes just 14,000 square feet of 
retail; furthermore, its vertically integrated design (i.e., multifamily over retail) would not be viable in Clarksburg due to 
significantly lower achievable rents. As such, any retail development without the interchange would likely be limited to 
a small number of food, beverage, and service providers, insufficient to create the synergies with other on-site uses 
that the County presumably wishes to see happen. 

» The life science opportunity would also moderate. Although demand along the I-270 corridor would still exist, the site would 
be less appealing without complementary retail and improved access, reducing its competitiveness. 

 

3 McCready, T. Life Sciences Companies Need an Innovation Hub to Thrive. https://www.areadevelopment.com/Biotech/q2-2024/life-sciences-companies-need-an-
innovation-hub-to-thrive.shtml 
4 Shemesh, J. Anchored Shopping Centers: Benefits, Risks, and Key Insights. https://pointacquisitions.com/anchored-shopping-centers/ 
5 Gatzlaff et al. The Effect of Anchor Tenant Loss on Shopping Center Rents. 
https://www.researchgate.net/publication/5142508 
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» Hospitality uses are unlikely to be viable without the interchange, as ease of vehicular access is a key factor for operators. 

o Especially in less intensively-developed settings like the upper I-270 corridor, hotels tend to cluster around highway 
interchanges due to the importance of visibility, access, and convenience in hotel placement.  Along the I-270 corridor 
in Montgomery County, most existing hospitality options follow this pattern, concentrating near interchanges such as 
I-370, Shady Grove Road, Montgomery Village Avenue, Watkins Mill Road, and Germantown Road. The scarcity of 
hotels outside these nodes underscores the importance of interchange proximity to hotel performance in the corridor. 

For a summary of these scenarios, please see Exhibit 1. As discussed on Page 1, the “market opportunity” for each use in Exhibit 1 is 
grounded in empirical assessments of its locational appeal, supply-demand balance, mixed-use compatibility, and economic feasibility. 
In general, uses rated as having a “strong” or “moderate / strong” opportunity are those the market is likely to support without significant 
external intervention, such as public subsidies or other incentives. By contrast, uses with only a “moderate” opportunity—even if some 
demand exists—may be difficult to realize. This is because successful real estate development depends not only on market opportunity 
but also on investor interest, capital market support, tenant appetite, and other enabling factors. Grocery & Drug is a useful example; as 
noted on Page 2, traffic counts are among the most critical site selection criteria for grocery tenants, and—if a site does not meet their 
threshold for a “strong” opportunity—they are often more likely to pursue alternative locations in other markets or submarkets rather than 
compromise on a weaker site. The takeaway is that even when demand appears to exist, realizing that demand may be exceptionally 
difficult without the right conditions in place. 

 

LAND USE 
MAXIMUM POTENTIAL 

DEMAND (BY 2040) 
MARKET OPPORTUNITY 
(WITH INTERCHANGE) 

MARKET OPPORTUNITY 
(WITHOUT INTERCHANGE) 

Rental Housing 1,640 Units     

Rental Apartment 1,420 Units STRONG STRONG 

Assisted Living / Independent Living 220 Units MODERATE MODERATE 

For-Sale Housing 4,020 Units     

Single-Family Detached Housing 835 Units MODERATE / STRONG MODERATE / STRONG 

Townhome 1,730 Units STRONG STRONG 

Two-Over-Two Condominium 1,040 Units MODERATE / STRONG MODERATE / STRONG 

Multifamily Condominium 415 Units MODERATE / WEAK WEAK 

Retail 240,000 SF     

Grocery & Drug 86,000 SF STRONG MODERATE 

Restaurants 64,000 SF STRONG MODERATE / STRONG 

Hard & Soft Goods 31,000 SF MODERATE WEAK 

Entertainment & Fitness 21,000 SF MODERATE / STRONG MODERATE / WEAK 

Services 38,000 SF STRONG MODERATE / STRONG 

Hospitality 150 Keys     

Hotel 150 Keys MODERATE / STRONG MODERATE / WEAK 

Other Commercial 1,386,000 SF     

Office 159,000 SF WEAK WEAK 

Life Science 1,032,000 SF MODERATE / STRONG MODERATE 

Self-Storage 195,000 SF MODERATE / STRONG MODERATE 

    
Note: Above analysis assumes surface parking for all development concepts. Based on a residual land value analysis, RCLCO concluded 
structured parking is unlikely to be viable at the subject property for the foreseeable future.  
 

Note: The score for rental apartments was developed prior to the enactment of Montgomery County’s recent Rent Stabilization Law, which could 
impact the locational appeal of the subject site over properties in other jurisdictions if the law leads to challenges in securing financing. 

Exhibit 1 
Summary of Development Opportunity by Land Use 

Subject Property; January 2024 
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PROGRAM IMPLICATIONS 

As the above analysis demonstrates, the planned interchange at I-270 and Little Seneca Parkway is critical to unlocking the potential of 
the subject property as a best-in-class mixed-use development. Market demand exists to support the scale of retail needed to amenitize 
the subject property and enhance its appeal to residential, life science, and other users. However, the interchange is likely to be essential 
to securing the anchor tenants as well as substantial corporate and/or life science users that can bring this vision to life, opening the site 
to the approximately 113,000 vehicles that travel along this stretch of I-270 each day. These traffic volumes far exceed those available 
without the interchange and surpass those of many competing sites across the Washington-Baltimore region, significantly improving the 
appeal of the subject property to anchor tenants and large scale, highly desirable corporate users. With these anchor tenants (and 
possibly corporate users) in place, the subject property would be well-positioned to support the scale of retail and broader commercial 
activity envisioned by RCLCO, helping to establish a dynamic mixed-use destination that would generate substantial economic 
development for the County. 

Without the interchange however, the outlook changes significantly. Absent improved access, the subject property is unlikely to attract 
the anchor retail (and commercial) tenants needed to support a full retail program, regardless of the amount of market demand that may 
be available to it; based on similar projects in Montgomery County, the retail component would likely be limited to 10,000 to 20,000 square 
feet, sufficient for only a handful of small-format tenants. This smaller retail program would weaken the site’s competitiveness for life 
science users, who increasingly seek walkable, mixed-use environments, and could result in reduced demand or slower absorption. A 
hotel user would also be unlikely to consider the site without clearly visible and direct highway access, limiting the feasibility of capturing 
projected hospitality demand. In this scenario, the site would likely default to a more limited development program focused primarily—if 
not exclusively—on residential uses, which are less sensitive to regional access but still benefit from strong local demand. 

Ultimately, the planned interchange is more than just a transportation improvement— it is essentially the linchpin for realizing a successful, 
mixed-use vision at the subject property. With it, the subject property will be far better positioned to support quality development that 
benefits future users, nearby residents, and the County, and to foster a more vibrant, connected place. 
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MEMORANDUM 

To: 
 
Bob Elliott 
River Falls Investments, LLC 

From: 

 
Will Zeid, PE 
Danny Davis, PE 
Ben Doran, PE 

 Kimley-Horn and Associates, Inc. 

Date: October 3, 2025 

Subject: 
Conceptual Phased Interchange Evaluation 
Exit 17 – Little Seneca Parkway and I-270 
Clarksburg, Maryland 

 

INTRODUCTION 
This memorandum presents a high-level discussion of a potential phasing strategy for achieving full 
interstate access at planned Exit 17 with the future extension of Little Seneca Parkway over I-270 in 
Clarksburg, Maryland. A full feasibility analysis would be needed to provide a more in-depth analysis 
of the actual constructability and costs of specific design characteristics for both the bridge and 
ramps. However, several examples of multi-phase implementations of interchanges are discussed 
herein to illustrate how a bridge can be installed and later improved to add ramps to the elevated 
bridge structure.  

The Exit 17 interchange has been a long-standing recommendation on the County’s Master Plan of 
Highways and Transitways. However, the interchange designation is proposed to be removed and 
replaced with a bridge-only recommendation without access to I-270 in the current Clarksburg East 
Sector Plan (the “Plan”) draft. 

Without Exit 17, the through-traffic demand and new development density envisioned in the draft Plan 
along Observation Drive is likely to demand a full four-lane section along the full length of 
Observation Drive, restricting the ability to convert lanes to BRT in the future. However, allowing for 
the possibility of adding access to I-270 at Little Seneca Parkway would provide an alternative access 
point to I-270 for future development along Observation Drive, and this would in turn reduce demand 
along Observation Drive to potentially accommodate the reduction to two travel lanes for vehicular 
traffic and two BRT lanes, a key goal of the Plan. The reduction in vehicle demand along Observation 
Drive would also reduce intersection capacity needs to the north at Clarksburg Road and provide a 
lower stress environment for pedestrians and cyclists moving along the Observation Drive and 
Clarksburg Road corridors.    

For the Exit 17 Little Seneca Parkway intersection with I-270, the Plan should not recommend either 
a bridge or a full interchange but rather allow for both alternatives. If future conditions do not warrant 
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or otherwise necessitate interstate access at Little Seneca Parkway, then ramps would not be 
mandated or installed. Alternatively, if future conditions do necessitate I-270 access, whether driven 
by transportation infrastructure needs, economic development or other criteria, then there should be 
foresight now to include an allowance in the Plan for the installation of ramps to connect to I-270. The 
Plan should not implement recommendations that could ultimately be the cause for key plan goals to 
be unreachable, such as the active and intentional removal of interstate access adjacent to the 
properties expected to provide much of the future growth within the Plan area. The recommendation 
should be structured to respond to the dynamic needs of the Plan area that will evolve as 
development proceeds and traffic demand can be more accurately forecasted to match the future 
densities that are being realized.  

This assessment supports an improved recommendation that would maintain the baseline bridge 
recommendation as an initial phase and then allow for future, or potentially even concurrent, phases 
of construction to add ramps for direct access to I-270. There are numerous examples of ramps being 
added to existing elevated bridge structures throughout the DC Metro Region, many of which were 
not likely accounted for in the initial bridge designs. Planning ahead to accommodate future ramps 
when the bridge is designed would likely provide cost benefits and construction time savings if the 
ramps were constructed in the future. This approach offers several planning, funding, and operational 
advantages that align with the long-term goals of the current draft Plan. 

 

PHASED INTERCHANGE PRECEDENT 

Several examples can be cited where a phased approach was taken to add ramps to an already 
existing or recently constructed elevated bridge structure. In each of these examples, the bridge 
structure was constructed first without ramps, or with only some ramps, and additional ramps were 
added after the initial bridge construction. In some cases the ramps were added sequentially within a 
single overall project, while in other cases, ramps were added decades after initial bridge construction 
which likely did not envisioned or account for ramps in the original bridge design. Planning for ramp 
additions with the initial bridge design would likely result in significant reductions in costs, demolition, 
environmental impacts and construction time when ramps are added in the future. The following 
examples are detailed further in this memorandum: 

- I-495 at Gallows Road – Virginia 
- I-95 HOV Ramp Connection to Heller Road – Virginia 
- I-270 Spur Ramp Connection to Westlake Terrace – Maryland 
- I-95 Express Lanes Ramp to Opitz Boulevard Bridge – Virginia 
- I-495 Express Lanes Ramp to Lee Highway Bridge – Virginia 

Several of these examples include median ramp additions (left hand exit), which could be further 
explored as an alternative to standard diamond ramps for the southbound I-270 on and off ramps at 
Little Seneca Parkway to avoid building elevated ramp structures over the stream valley on the west 
side of the interstate. For the northbound ramps, it is anticipated that standard tight diamond on and 
off ramps would be constructed on the east side of the interstate at grade ramping up to tie in east of 
the elevated bridge structure.   
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Example 1: I-495 at Gallows Road – Virginia 

Project Overview: The existing Gallows Road Bridge was replaced with a new steel bridge structure, 
as shown in Figure 1 below. The initial phase included construction of the bridge only. The graded 
median ramp structure was then added and tied into the already constructed bridge structure, as 
shown in Figure 2. The overall project was constructed in sequence where the bridge design 
accounted for the addition of ramps.   

The northbound ramps were constructed in a tight diamond configuration, similar to what could be 
envisioned for the northbound I-270 ramps at the Little Seneca Parkway interchange, as shown in 
Figure 3. Further, the median ramps provide an example of a potential alternative that may promote 
the reduction of environmental impacts to the stream valley located on the west side of I-270.  

       

Figure 1: Before New Bridge Structure      Figure 2: With New Bridge Structure (2011) 

      

Figure 3: With Median Ramp Addition & Tight Diamond on East Side (2011) 
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Example 2: I-95 HOV Ramp Connection to Heller Road – Virginia 

Project Overview: The existing I-95 HOV ramp elevated bridge structure existed as a standalone 
ramp, as shown in Figure 4 below. A new bridge across I-95 was constructed and tied into the 
existing modified HOV bridge structure, as shown in Figure 5.   

    

Figure 4: Existing HOV Bridge (2012)       Figure 5: With New Bridge Connected (2014) 

 

Example 3: I-270 Spur Ramp Connection to Westlake Terrace - Maryland 

Project Overview: The existing Westlake Terrace (Formerly Fernwood Drive) overpass existed as a 
standalone bridge, as shown in Figure 6 below. The bridge was widened and a new I-270 spur 
median ramp was added, as shown in Figure 5.   

         

Figure 6: Existing Bridge w/o Ramps (2002)         Figure 7: With Median Ramps Added (2004) 
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Example 4: I-95 Express Lanes Ramp to Opitz Boulevard Bridge – Virginia 

Project Overview: The existing Opitz Boulevard elevated bridge structure existed as a standalone 
bridge structure without elevated ramp connections, as shown in Figure 8 below. A new graded 
median ramp was constructed and tied into the existing modified bridge structure, as shown in Figure 
9.   

  

Figure 8: Existing Bridge (2022)  

  

Figure 9: With New Median Ramp Addition (2024) 
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Example 5; I-495 Express Lanes Ramp to Lee Highway Bridge – Virginia 

Project Overview: The existing Lee Highway elevated bridge structure was replaced in a phased 
process with the bridge structure constructed first, as shown in Figure 10 below. The graded median 
ramp was then constructed and tied into the bridge structure, as shown in Figure 11.  While this 
occurred in sequence, the ramp could have been added years later without major modifications to the 
bridge structure since the design intended for the ramp to be installed.  

      

Figure 10: Bridge Constructed First (2011)     Figure 11: With Median Ramp Added (2012) 

CONCLUSION  
As development progresses in the Plan area, transportation conditions and demands will evolve. A 
dynamic plan for future roadways and connectivity will be a key factor in the success of achieving the 
development density, roadway character and multi-modal connectivity envisioned in the Plan. The 
previous 1994 plan recommendation for an Exit 17 I-270 interchange at Little Seneca Parkway should 
not be abandoned. If an overpass bridge were to be constructed, then the Plan should support the 
design future consideration of adding ramps to provide direct interstate access as they may be 
needed to achieve the Plan vision. This proposed modification is not to guarantee that ramps will be 
constructed but rather to recognize that they may be needed and provide a framework under which 
interstate access could be marketed, pursued and ultimately achieved.  

The examples provided in this review demonstrate that both existing and newly built bridge structures 
can be modified or initially designed to add elevated and structured ramps after the construction of 
the initial bridge structure. Designs for the Exit 17 Little Seneca Bridge construction should include 
plans and necessary accommodation for the future addition of ramps to northbound and southbound 
I-270. Installation of the bridge without consideration of future ramp additions could result in 
unnecessary additional impediments and both financial and environmental constraints.  

The current draft recommendation to remove the interchange designation for Little Seneca Parkway 
at I-270 (Exit 17) and replace with a bridge-only recommendation should be modified to recognize the 
potential need for I-270 access via the addition of on and off ramps to the future Little Seneca 
Parkway Bridge. The failure to include such an allowance could ultimately be the cause for key plan 
goals to be unreachable.  
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COMSAT Property Testimony  

[Opening Slide] Chairman Harris, members of the Planning Board, my name is Bob 
Elliott representing River Falls, owner of the 204-acre COMSAT property. I'm here 
today not just as a developer, but as someone who grew up in Montgomery County 
and is now raising children here—someone invested in getting this right for the 
long term. 

Montgomery County stands at a crossroads. We can continue watching major 
employers choose other jurisdictions, or we can seize a transformative opportunity 
right in front of us. The COMSAT property represents the largest single 
development opportunity in the Sector Plan—204 acres of unified ownership with 
over 3,600 linear feet of I-270 frontage. 

[Economic Development Slide] We are not alone in the urgency for getting this 
plan right. Soon you’ll hear from MCEDC Director, Laurie Babb. She briefed this 
board on July 31, 2025, and will speak to the extreme importance of protecting the 
economic viability of this site. If this County expects to have a real seat at the table 
when Fortune 500 companies are looking for a place to grow, then we cannot allow 
this property’s potential to be compromised. This is the only site with the scale, 
location, and infrastructure to attract major employers.  

This is our moment to change that trajectory. It’s time for us to get in the game and 
“play to win” big opportunities. 

Critical Issues 

[Critical Issues Slide] We believe the Sector plan suffers from two fundamental 
problems. First, the plan removes even the possibility of an interchange. And 
without direct access to I-270, the COMSAT site cannot achieve its true economic 
potential. It’s a necessity to attract the high-quality employers we all want in 
Montgomery County.  

Second, the Sector Plan layers on constraint after constraint. Taken individually, 
each seems minor. But collectively, they shrink our 200-acre property into fewer 
than 50 acres of developable land. That is not a recipe for a transformative project- 
it’s a blueprint for failure.  
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What Success Looks Like vs. What Failure Costs 

[Program Slide] If developed properly, one option for COMSAT would be to 
generate 1,700 new homes, more than 750,000 square feet of commercial space, 
1,700 permanent jobs, 3,600 construction jobs. 

[Success Slide] This would result in $449 M dollars in County revenues over 20 
years. 

[Cost of Delay Slide] Each year of delay costs the County $18-20 million dollars.  

[The Only Parcel We Have Slide] Our broker CBRE has submitted this site for 6 
national solicitations and presented to more than 50 Fortune 500 companies, each 
representing potential investment exceeding $1 billion dollars. The uncertainty 
over historic preservation of the COMSAT building was often the deal breaker. It 
seems we may be close to resolving that barrier. But new barriers are being erected 
that will prove to be an equally insurmountable roadblock. 

Historic Preservation: A Model for Collaboration  

[HP Collaboration Slide] Before outlining those barriers, we want to recognize the 
thorough research and professional work that went into the Historic Preservation 
Technical Staff’s review of the COMSAT building. Preservation Staff provided a clear 
recommendation that the building should not be designated historic. 

We agree with and support that conclusion. I want to thank Rebeccah Ballo and 
John Liebertz for their professionalism. This shows that collaboration works. 

Now that historic designation is closer to being resolved, we want to ensure the 
opportunity it unlocks is not undone by extraordinary planning constraints. 
COMSAT was a place where innovation happened. Let's make sure this property 
continues to embody that forward-looking lens. 

The Fatal Flaw: Access Equals Economic Viability  

[Access = EV Slide] The draft plan's most damaging decision is eliminating the 
potential for direct access to I-270 via Exit 17. The County wants smaller streets 
with tighter ROWs to create walkable environments. But without Exit 17, massive 
traffic volumes potentially as many as 30,000 to 60,000 daily trips will overwhelm 
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local roads, creating exactly the opposite of the walkable community this plan 
envisions.  

[Aerial Slide] An interchange isn't just about creating a walkable community, it's 
also about economic viability.  

Site selection follows predictable patterns. Fortune 500 employers and regional 
retailers demand access, visibility, and infrastructure. They will not risk investments 
where customers and employees cannot easily reach them. Without the 
interchange, Clarksburg remains just another housing subdivision inaccessible to 
the more than 120,000 vehicles passing daily on I-270. 

[County Analysis Slide] On June 5th, your own transportation staff presented 
analysis showing that the interchange resolved the worst traffic condition, the PM 
peak at Clarksburg Road. Their analysis demonstrated that the addition of an 
interchange was clear improvement.  

[Interchange Analysis Slide] Staff failed to also consider the positive ECONOMIC 
DEVELOPMENT impacts in their recommendation. 

[Simple Economics Slide] Time is a critical resource for employers and employees 
alike. For businesses, saved time translates into productivity; for individuals, it 
provides more hours for family, health, and a better quality of life. On June 5, 
Transportation Staff provided this Board with time-saving comparisons both with, 
and without, the interchange. According to Staff, a new interchange saves 3 
minutes per trip. If that were the case, then the value of human capital time savings 
equates to $9.3 million dollars. And this analysis only included NEW residents of 
the Sector Plan. Existing residents and other retail users would result in additional 
benefits! 

We reviewed their analysis and believe the time savings are 10 minutes or more.  
That would equate to a benefit of $31.1 million in time savings. Individually, 3-10 
minutes sounds like a small amount, but collectively, it results in a MASSIVE 
benefit.   

Staff recommended the inclusion of the Little Seneca I-270 overpass. The bulk of 
the expected cost of an interchange is the overpass bridge itself. Simply adding 
those ramps (which cost nowhere near $31 million) results in the human capital 
“payback” is less than 1 year. We should be leveraging our I-270 accessibility, not 
avoiding it. Even MCDOT agrees with us.  
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Death by Regulatory Accumulation  

[Slide – Sector Plan Area] The draft plan treats our property as if it's 200 acres of 
opportunity. But when you look closer, that opportunity keeps shrinking. A 
sentence here calls for a buffer. Another line sets aside a park. Afforestation, 
setbacks, and carve-outs chip away at the site.  

[204-Acre Slide] Starting with 204 acres, each requirement suffocates its viability: 

• [SVB Slide] Stream Valley Buffer: 22.5 acres 

• [SVA OSSlide] Stream Valley Adjacent Open Space: 18.8 acres 

• [Old MP Road Slide] Per the 1993 Plan, Master Plan Roads: 11.2 acres  

• [New MP Road Slide] In the new Plan, Master Plan Roads: 16.2 acres 

o We lost 5 developable acres to “do the right thing” when it benefits 
MCPS, another private landowner and of course, our environment.  

• [I-270 ROW Slide] I-270 Right-of-Way: 8.3 acres 

• [200’ Buffer Slide] 200-foot buffer requirement, which includes 50’ Tree 
Buffer: 18.3 acres 

• [Forest Slide] Forest Stand preservation: 18.5 acres 

• [Park Slide] Local Park dedication: 10 acres 

• [Dev ROW Slide] Development rights-of-way: 19.9 acres 

• [Green Cover Slide] 35% Green Cover mandate: 26.7 acres 

[Cumulative Slide] 204 acres becomes fewer than 50 acres of developable land – 
less than 25% of the total site. 

[County Diagram Slide] On page 62, the County Staff shared their own conceptual 
diagram. But that diagram is physically impossible because it ignores the many 
layers of restrictions in the Sector Plan.  

[Constraint Comparison Slide] The County’s land yield would be worse than ours. 
The Planning Board needs realistic analysis showing cumulative impacts, not 
individual requirements presented in isolation. This Board and the community need 
to see the real effect of stacked rules on developable land. As drafted, the plan 
never reveals it.   
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Learning from Success: Park Potomac and Rio  

[Park Potomac Slide] The County has always treated I-270 frontage as an asset, not 
a liability. But in this Sector Plan, I-270 adjacent properties are subject to both a 
mandated 50’ tree buffer and a 200’ residential setback. Neither requirement is 
consistent with the most successful developments in our County.    

Take Park Potomac, where the most recent phase sites townhomes and retirement 
communities less than 75 feet from I-270. Noise is managed via sound walls, but 
the property maintains commercial visibility which makes it viable. 

[Rio Slide] Rio offers another lesson. It is one of our most successful mixed-use 
destinations, managing I-270 noise and quality of life through design while 
preserving visibility for commercial vitality. Rio's owners recently submitted plans 
for four new infill buildings, two are located between I-270 and the lake’s edge, and 
the lake edge is closer than the buffer requirement in Clarksburg. 

If Rio and Park Potomac work this way, why must COMSAT be pushed back more 
than twice as far? 

Both projects demonstrate that visibility drives viability. Environmental challenges 
near highways are real, but proven solutions exist in sound walls, advanced 
insulation and enhanced air filtration. We should apply those tools, not layer on 
two massive buffers that erase opportunity.  

Equity in Mixed Use Development  

[Equity Slide] This County constantly talks about Equity. But what does that mean 
in the context of mixed-use development? 

Both the County's consultants at HR&A and our team at RCLCO concluded that 
structured parking, podium construction, and high-rise residential are not 
financially viable in current market conditions. RCLCO's analysis shows that to 
support structured parking and vertical mixed-use development, rents at COMSAT 
would need to increase thirty percent from current achievable levels.  

Only a handful of submarkets in Montgomery County, like Chevy Chase, Bethesda 
and North Bethesda consistently achieve these rents, and all benefit significantly 
from Metrorail which allows for increased density. In these submarkets, mixed use 
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occurs vertically, but in Clarksburg, 11 miles north of the Shady Grove Metro, 
developments are mixed horizontally, not vertically, to be economically viable.  

While this seems obvious, it bears repeating because this Sector Plan repeatedly 
encourages development typologies that are not viable. Equity means giving all 
parts of our county the RIGHT type of mixed-use — not the SAME type of mixed-
use.  

[Kentlands Slide] Kentlands, another of this County’s most celebrated 
communities, was developed almost 40 years ago using horizontal development 
formats and surface parking. A model of new urbanism, it is auto-centric and 
surface-parked. Retail and parking have begun infilling as market conditions 
matured, but this is happening very slowly. 

Slide: Regulatory Overreach  

Everyone supports environmental protection, but the draft plan imposes layer 
upon layer of restrictions that whittle away at the opportunity for responsible 
development. County law already requires strict forest replacement at a two-to-
one ratio. The draft plan goes further, freezing 22 acres of forest - including land in 
the middle of our site - and adding a 35 percent green cover mandate that excludes 
existing trees as well as the dedication of new trees in the ROW. Staff assumes 
green roofs can make up the difference with vertical typologies. But as previously 
mentioned, Clarksburg requires horizontal wood-frame to be viable.  

This plan lifted the concept of Urban Green (Green Cover) from Bethesda but then 
excludes forest and dedications – park and roads. Doing so, does not count an 25% 
to 35% of green cover that should apply.  

The cumulative impact of these restrictions is serious. Existing laws already ensure 
rigorous environmental protection. This isn't environmental protection, it's 
regulatory strangulation.  
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Parks: Constellation Concept of Parks  

[Constellation Alt Slide] Parks and recreation facilities are essential, but there's a 
better approach than concentrating large facilities in single locations. Our 
alternative is the Constellation concept: a series of smaller parks linked by trails, 
distributed across all the properties in the sector plan, including places like the 
unused elementary school site. 

[Constellation Park Slide] Spreading this “String of Pearls” throughout the Sector 
Plan would create better and equitable access for existing residents. Our concept 
would deliver a network of spaces that is connected by sidewalks, trails and bike 
routes, and accessible from multiple directions. Smaller, distributed parks would 
better align with walkability goals, enhance neighborhood access, and create a 
green network that ties the 1,000-acre Sector Plan community together. 

Learning from Past Mistakes  

[Learning Slide] The 1994 Clarksburg Master Plan promised balanced development 
but delivered primarily housing without supporting employment or infrastructure. 
Remote centers create challenges for retailers. Lack of employment caused in the 
bedroom community we see today resulting in long commutes, traffic congestion, 
and fiscal imbalance. 

We cannot repeat those mistakes.  

COMSAT offers a chance to build I-270 accessible development done right, but it 
requires planning that works with market forces, not against them. 

The Tip of the Iceberg  

[Tip of the Iceberg Slide] The issues outlined today are “the tip of the iceberg”. In 
a 100+ page planning document, many impactful restrictions appear as single 
sentences or brief paragraphs scattered throughout. I have used the time allotted 
to focus on just some of the most critical barriers to success, but other issues, such 
as the “I-270 Wildlife Bridge Crossing” or the “50% Parking Lot Tree Cover” have 
gone undiscussed. Our silence on unmentioned issues should not be interpreted as 
acceptance—these must be resolved as this process moves forward.  
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What We Need: Specific Solutions 

[Solutions Slide] To unlock COMSAT's potential and deliver the economic benefits 
Montgomery County needs, we request five critical adjustments: 

First, preserve Exit 17 as an alternative in the sector plan.   

Second, limit excessive land takes.  

Third, create a framework for economic development.  

Fourth, implement the Constellation Concept for parks.  

Fifth, plan for market-viable development typologies.  

Closing: This Generation's Choice  

[Closing / Choice Slide] Over thirty years ago, promises were made about 
Clarksburg that weren't kept. Today, we can choose whether to repeat those 
mistakes or learn from them. This isn't just about one property—it's about whether 
Montgomery County positions itself for economic growth or accepts continued 
decline in competitiveness. 

The COMSAT property embodies a legacy of innovation and provides unmatched 
potential. Let's honor both by working together to create a framework for success. 

[Slide] 

Thank you. 
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Time Savings Calculation:

• County reports only 3 minutes saved per 
trip with interchange: 6 minutes/day/person

• @ 255 workdays / year = 25.5 hrs/person

• 7,500 residential vehicle/day between I-
270 & Observation Drive Corridor New 
Housing: 191,250 total hours of time 
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Equivalent Workforce Savings:

• 191,250 hours = 93.3 years of savings

• If each area resident earns average of 
$100,000/year = $9.3 million in total value

What if 10 minutes of savings?

• $31.1 million of savings and quality of life

• No interchange results in over 45 minutes 

of delay for the evening commute home

Conclusion:

• A small daily time saving across a large 
population produces massive economic 
value and improved quality of life of $9.3-
$31.1 million annually

• This analysis only includes NEW commuter 
residents of the Sector Plan. Existing 
residents and other retail uses would result 
in additional savings.  

• We believe the “ramps” are significantly 
less than $31 million making the human 
capital “payback” less than 1 year. 
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[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Statement on the Clarksburg Gateway Sector Plan

Hello,

As a homeowner and resident of Clarksburg, I want to highlight a critical opportunity within
the Clarksburg Gateway Sector Plan. My family and I look forward to building our future
here, but the lack of key amenities limits the quality of life and economic vitality of our
community.

Currently, dining and grocery options in Clarksburg are very limited. Restaurants are largely
chains, with few artisanal or high-end establishments, and we have no access to specialty
grocers such as Whole Foods, MOM’s Organic Market, or Trader Joe’s. This forces residents
to travel to Germantown, Gaithersburg, Rockville, or Bethesda—taking both revenue and jobs
outside of Clarksburg.

Adding to this challenge, the amount of commercial space in Clarksburg that could house
dining, specialty grocery, and entertainment is already extremely limited. This hurdle can only
be overcome with a sizable development plan like the Clarksburg Gateway Sector Plan.
Therefore, it is essential to prioritize the creation of spaces specifically designed for these
types of establishments so that residents can benefit both recreationally and economically.

The absence of these amenities has real consequences:

Quality of Life – Residents should not need to leave Clarksburg for quality dining and
shopping. Having these amenities locally would make daily life more convenient and
enjoyable.

Economic Growth – Without these businesses, we lose revenue and employment
opportunities to neighboring communities, despite having the population and income to
sustain them here.

Community Identity – Attracting high-quality restaurants and specialty grocers would
help establish Clarksburg as a destination community, not just a residential area.

The Clarksburg Gateway Sector Plan may be one of the only opportunities to address this
imbalance. By prioritizing the inclusion of high-quality restaurants, specialty grocers, and
entertainment venues, the county can significantly improve residents’ quality of life while
strengthening the local economy for years to come.

This is not simply a matter of convenience—it is an investment in Clarksburg’s identity,
sustainability, and long-term growth. As a homeowner raising a family here, I hope to see
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