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[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
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Dear Chair Harris and Members of the Planning Board,

Attached is an outline of the matters that River Falls Investments LLC believes are most
important for the Planning Board’s attention during Worksession #2 for the Clarksburg
Gateway Sector Plan. The topic is transportation. In addition to the outline, we are also
submitting certain exhibits that address the Interchange, pedestrian and wildlife crossings as
well as Observation Drive. One of the exhibits we attached is a “hot off the press” article
published in the Washington Business Journal announcing that Merck will be investing $3B in a
pharmaceutical manufacturing plant that will generate 500+ jobs. This highlights what we have
been saying is possible for the Comsat property. 

We appreciate your consideration of our positions. We will attend the work session and be
available to answer questions or discuss our positions. As you will see, the transportation-
related issues are quite complex and, we believe, would benefit from significant revisions and
discussions at a number of work sessions. Please keep this in mind as you work through the
issues.

Thank you,

Bob

Bob Elliott
Chief Executive Officer

Please note that effective August 29, 2025, Lantian Development is now River Falls.

River Falls Investments LLC
4341 Montgomery Avenue | Bethesda, MD 20814
Main: +1 (301) 388-5600 | Direct: +1 (301) 264-5020 | Cell: +1 (301) 980-0988
belliott@riverfalls.com | www.riverfalls.com
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Comsat Property Issues for Decision: Transportation Worksession 
 
River Falls asks the Planning Board to decide the following issues related to the Comsat 
property: 
 
1. REVISE the Interchange Recommendation to OPTION B for the inclusion of the 


Interchange in the Sector Plan for the following reasons: 
 


• Unlocks economic development potential for the County. 


• Attracts the mix of uses recommended by the plan. 


• Important tool for the effective marketing of the Comsat site to major commercial tenants. 


• Detailed analysis shows that without an interchange, traffic on local streets is likely to 
overload a number of key intersections.  


• Requires additional turn lanes and channelized right turns undermining pedestrian safety. 


• Without it, traffic on Observation Drive is likely to preclude dedicating lanes to BRT. 


• The overpass, and potential interchange ramps, could be staged or phased.  
o The interchange can be deferred and evaluated based on facts, such as the cost of 


adding the ramps, tenant demand for direct access or emerging traffic patterns. 


• MCDOT strongly supports retaining the interchange in the plan.  
 
2. NEW CONCEPT:   Create a dedicated Bike/Ped/Wildlife Underpass under I-270.  


 


• Rather than designing a multimodal Little Seneca overpass (and potential interchange), 
reduce conflicts and lower costs by: 


• Closing West Old Baltimore to auto traffic between Lake Ridge Drive (west) and 
Observation Drive (east) through the existing underpass (See attached map) 


• Narrowing the bridge footprint  


• Closing the existing West Old Baltimore underpass to vehicle traffic would result in a high-
quality bike, pedestrian and wildlife crossing under I-270. (See rendering) 


• Create a “front door”, “Constellation Park” for Black Hill Regional Park east of I-270. 
 
3. REVISE Observation Drive Alignment 


 


• The Staff’s recommended alignment of Observation Drive between West Old Baltimore 
Road and Little Seneca suffers from significant engineering problems, reduces the net 
amount of developable land in the plan area, and increases the cost of constructing the 
road while placing a disproportionate share of the burden on River Falls. 


• River Falls has proposed an alignment that – in combination with closing the West Old 
Baltimore underpass to auto traffic – would reduce tree impacts and produce a more 
equitable result (See attached exhibit comparing proposed alignments).  


 







 


THE TEXT OF THE PLAN SHOULD RETAIN FLEXIBILITY TO IMPLEMENT THESE 
PROPOSED MODIFICATIONS. 
 
IF THE BOARD FINDS MERIT IN THE PROPOSAL TO CLOSE THE WEST OLD BALTIMORE 
UNDERPASS AND/OR SHIFT THE ALIGNMENT OF OBSERVATION DRIVE IT SHOULD 
DIRECT THE STAFF TO BRING THESE IDEAS BACK AT THE FINAL WORKSESSION. 
 
4. INCLUDE ADDITIONAL LANGUAGE FOR GREATER FLEXIBILITY in Street Sections 


 


• Many proposed cross sections are wider than necessary to accommodate pedestrian 
facilities and other features.  


o We share Staff’s goal of creating a safe and appealing pedestrian realm, but the 
development intensity and building heights do not match the cross section widths. 


o Sidewalks, shared use paths, and the like should not occupy 20-30 feet of ROW in 
places where development will not generate large volumes of foot traffic. When 
street cross sections (including space for pedestrians) are out of proportion to 
adjoining building heights the result is compromised urban design as well as 
additional impervious surface that must be managed with stormwater practices 
that make development less efficient without an offsetting public benefit. 


o The plan should recognize that recommended cross sections will be modified at the 
time of development review in light of proposed uses, development intensities, 
building heights, and then-current Road Code guidance. 


o Road sections shown should “targets” with FLEXIBILITY to adjust within the 
parameters of the Complete Streets menu. Depending on land uses for Comsat (still 
TBD), road sections may need to be adjusted at time of subdivision. 


▪ Transitions and coordination will be needed between plan roads and existing 
conditions, such as shared use paths and open section roads, depending on 
number of lanes, future transit, and bike lane connections. 


• The existing Gateway Center Section should work within and maintain the existing curb-to-
curb configuration to protect existing mature trees. 


o The current curb-to-curb width is sufficient to support the desired level of service for 
autos, bikes, and pedestrians while avoiding the need for difficult and complex 
widening to achieve marginal benefits. 


o By retaining the existing cross section, it ensures a faster and less expensive 
implementation for this important roadway that becomes Observation Drive. 


• New Street “A” –  Curbless Town Center Street – has not been implemented on any public 
(non-private) street in the County (even in urban centers). Curbless Streets are low speed, 
low volume and low throughput, and contradictory to the higher volumes expected as an 
extension of Shawnee Lane into the heart of the site. Consideration of this design should 
be deferred until the pattern of redevelopment achieves a corresponding level of intensity 
and community maturity to support it. (See MCDOT’s Comment Letter).  







 


 


 


Item 1 


Interchange Exhibits 
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���©ª«ª�¬­®̄°«±�²�A�����C}��~�}~��³���������������}���́��~��������������� �µ¶FHE¶���������������D·̧������¹º»¼½�¾¿�ÀÁ¾ÂÃ¾ÄÅ�Æ�ÇÈ�À¾ÂÂ¾ÉÄ�ÊËÆ»ÌÆ¼ºÁÍ¾¼ÆÂ�ÌÆÄÁÎÆ¼ÍÁ»¾ÄÅ�ÊÂÆÄÍ�ÆÄÃ�ÆÃÃ¾ÄÅ�ÆÀÉÁÍ�ÏÐÐ�ÑÉÀ¿�¾Ä�ÒÂ½ÍÉÄÓ�Ô¾»Å¾Ä¾ÆÕ¹ÒÖ×Ø�Ù�×ÚÕ







������������	
�������
����������
����
����������� �	���!���"����"	#���	������
�$!�%"��&�	�'(�$�%%�����	)�	��!���	%��	�!*	��!)��&�*	��%��#�	�"�	""��&�	$�!��+,,�-�$
����.�)&���	/
����	�"�	��.	%%�#�)�&���0����)�����	%)�	"#��	
�	�
�&��1�	����)�
����
2���	���!������������
�%�

���	���������3
�	*��)�456�78�9��7�:;���<�=<>��<?� �@A5�BC5�@�A65�DB795�6C�EFAB@�6GC�D�C@F�6AC9�DB7965�A9�4BE�H7�B�ICF96J�K����������6�B�L�7DM�@�CN���6M��5FHH���K�	�"�	$�!��	�������	*��)��%�;�%%#�	�"���
��������;;� ���N�7B�@�A65�A96�96AC9�6C�EFAB@�7�OP�EABBAC9�MFE�A9QCC�MB79@�ICF96J
�2	3�����&����)0�������)�����	)�	�&�	��
�	)����R�
���&�	���$���"�'ST
+�$�%%����	�"��%�"&��&�����)�	���S0U+,�-�$
����.�)&���	������������&�#�	)

��)�3/
�.�)&���	��)�-��������������3��&�	����!��#�����!���#��*��%3���V
�)��&����
�������������	%��/
���
������	
��������)&��&��	����	%�%�	"�)���$����	)�	��!���	%�	"R	���"��	�!*	��!)��&�	�"�%�*��
������
0W�X�R
�X%�����!�&3���
	�"����	�
�	����������"	#
2�������Y�)
�#�1)��
	�"�����	
�3��3�"��**����
�)!�������������Z,,0,,,[
\!	)�[*����$!�%"��&0����
�)R��	
���
������)��*��]��%%�����*�)�:�	)�	��!���	%��&)�"����
�	�"���	%%���%��!%���	�!*	��!)��&
���)�3��	
�	�R	�����
�	�!*	��!)��&�*	��%��#���	)$#0�	��TUÛ���!����	
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Item 2 


Pedestrian and Bike 


Passage / Wildlife 


Crossing 


  











Existing West Old Baltimore Underpass







 


 


 


Item 3 


Observation Drive 


Realignment 


  







Underpass Section


• Road alignment works with topography and existing grades
• No impact on existing trees
• Creates access point and dedicated trail for pedestrian/wildlife 


to Black Hills East of I-270 
• Equitable responsibility for Observation Drive changes  
• Maintains control of road with existing owners as contemplated 


since 1993 and as recently as 2022 (MCDOT)


Aerial View Looking West


Comsat


County


Linthicum
Linthicum


Comsat















Aerial View looking North


Pedestrian and wildlife underpass 
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Comsat Property Issues for Decision: Transportation Worksession 
 
River Falls asks the Planning Board to decide the following issues related to the Comsat 
property: 
 
1. REVISE the Interchange Recommendation to OPTION B for the inclusion of the 

Interchange in the Sector Plan for the following reasons: 
 

• Unlocks economic development potential for the County. 

• Attracts the mix of uses recommended by the plan. 

• Important tool for the effective marketing of the Comsat site to major commercial tenants. 

• Detailed analysis shows that without an interchange, traffic on local streets is likely to 
overload a number of key intersections.  

• Requires additional turn lanes and channelized right turns undermining pedestrian safety. 

• Without it, traffic on Observation Drive is likely to preclude dedicating lanes to BRT. 

• The overpass, and potential interchange ramps, could be staged or phased.  
o The interchange can be deferred and evaluated based on facts, such as the cost of 

adding the ramps, tenant demand for direct access or emerging traffic patterns. 

• MCDOT strongly supports retaining the interchange in the plan.  
 
2. NEW CONCEPT:   Create a dedicated Bike/Ped/Wildlife Underpass under I-270.  

 

• Rather than designing a multimodal Little Seneca overpass (and potential interchange), 
reduce conflicts and lower costs by: 

• Closing West Old Baltimore to auto traffic between Lake Ridge Drive (west) and 
Observation Drive (east) through the existing underpass (See attached map) 

• Narrowing the bridge footprint  

• Closing the existing West Old Baltimore underpass to vehicle traffic would result in a high-
quality bike, pedestrian and wildlife crossing under I-270. (See rendering) 

• Create a “front door”, “Constellation Park” for Black Hill Regional Park east of I-270. 
 
3. REVISE Observation Drive Alignment 

 

• The Staff’s recommended alignment of Observation Drive between West Old Baltimore 
Road and Little Seneca suffers from significant engineering problems, reduces the net 
amount of developable land in the plan area, and increases the cost of constructing the 
road while placing a disproportionate share of the burden on River Falls. 

• River Falls has proposed an alignment that – in combination with closing the West Old 
Baltimore underpass to auto traffic – would reduce tree impacts and produce a more 
equitable result (See attached exhibit comparing proposed alignments).  

 



 

THE TEXT OF THE PLAN SHOULD RETAIN FLEXIBILITY TO IMPLEMENT THESE 
PROPOSED MODIFICATIONS. 
 
IF THE BOARD FINDS MERIT IN THE PROPOSAL TO CLOSE THE WEST OLD BALTIMORE 
UNDERPASS AND/OR SHIFT THE ALIGNMENT OF OBSERVATION DRIVE IT SHOULD 
DIRECT THE STAFF TO BRING THESE IDEAS BACK AT THE FINAL WORKSESSION. 
 
4. INCLUDE ADDITIONAL LANGUAGE FOR GREATER FLEXIBILITY in Street Sections 

 

• Many proposed cross sections are wider than necessary to accommodate pedestrian 
facilities and other features.  

o We share Staff’s goal of creating a safe and appealing pedestrian realm, but the 
development intensity and building heights do not match the cross section widths. 

o Sidewalks, shared use paths, and the like should not occupy 20-30 feet of ROW in 
places where development will not generate large volumes of foot traffic. When 
street cross sections (including space for pedestrians) are out of proportion to 
adjoining building heights the result is compromised urban design as well as 
additional impervious surface that must be managed with stormwater practices 
that make development less efficient without an offsetting public benefit. 

o The plan should recognize that recommended cross sections will be modified at the 
time of development review in light of proposed uses, development intensities, 
building heights, and then-current Road Code guidance. 

o Road sections shown should “targets” with FLEXIBILITY to adjust within the 
parameters of the Complete Streets menu. Depending on land uses for Comsat (still 
TBD), road sections may need to be adjusted at time of subdivision. 

▪ Transitions and coordination will be needed between plan roads and existing 
conditions, such as shared use paths and open section roads, depending on 
number of lanes, future transit, and bike lane connections. 

• The existing Gateway Center Section should work within and maintain the existing curb-to-
curb configuration to protect existing mature trees. 

o The current curb-to-curb width is sufficient to support the desired level of service for 
autos, bikes, and pedestrians while avoiding the need for difficult and complex 
widening to achieve marginal benefits. 

o By retaining the existing cross section, it ensures a faster and less expensive 
implementation for this important roadway that becomes Observation Drive. 

• New Street “A” –  Curbless Town Center Street – has not been implemented on any public 
(non-private) street in the County (even in urban centers). Curbless Streets are low speed, 
low volume and low throughput, and contradictory to the higher volumes expected as an 
extension of Shawnee Lane into the heart of the site. Consideration of this design should 
be deferred until the pattern of redevelopment achieves a corresponding level of intensity 
and community maturity to support it. (See MCDOT’s Comment Letter).  



 

 

 

Item 1 

Interchange Exhibits 
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Item 2 

Pedestrian and Bike 

Passage / Wildlife 

Crossing 

  





Existing West Old Baltimore Underpass



 

 

 

Item 3 

Observation Drive 

Realignment 

  



Underpass Section

• Road alignment works with topography and existing grades
• No impact on existing trees
• Creates access point and dedicated trail for pedestrian/wildlife 

to Black Hills East of I-270 
• Equitable responsibility for Observation Drive changes  
• Maintains control of road with existing owners as contemplated 

since 1993 and as recently as 2022 (MCDOT)

Aerial View Looking West

Comsat

County

Linthicum
Linthicum

Comsat







Aerial View looking North

Pedestrian and wildlife underpass 
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