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Abstract

The Clarksburg GatewaySector PlanArea covers approximately 969 acresin northern Montgomery

County, Maryland, near the crossroads of Interstate 270 (I-270) and Clarksburg Road The Sector Plan

establishes a new vision for a more complete, connected, and sustainable Clarksburg community with
recommendations to shape future development and transportation networks, provide additional

recreational opportunities for arearesidents,advance the county®&s hoandi ng an
preserve and protect the natural environment.

The Clarksburg Gateway Sector Plarcontains the text and supporting maps and figures for a
comprehensive amendment to a portion of the Approved and Adopted 1994 Clarksburg Master Plan &
Hyattstown Special Study Aredthe 1994 Plar) and a portion of the 2014 Ten Mile Creek Area Limited
Amendment (the 2014 Plan). It also amends Thrive Montgomery 205Q as amended; the2025 Master
Plan of Highways and Transitways as amended; the 2018Bicycle Master Planas amended; the 2022
Corridor Forward: The 1270 Transit Plan and the 2023 Pedestrian Master Plan

Sector plans convey county policy for development, preservation,and public improvements within
defined geographic areas and should be interpreted together with relevant countywide functional plans
and county laws and regulations. Plans provide comprehensive recommendations for the use of public
and private land, and public officials and private individuals should refer to them when making land use
and infrastructure decisions. Public and private decisions thatpromote plan goals are essential to
fulfiinga pl ands vision.

Sector plans generally consider a 20-year planning horizon from the date of adoption, although they

are intended to be revisited every 10 to 15 years.Once a sector plan is adopted, however, circumstances
may change in the community and the specifics of a plan may become less relevant over timeand
indicate the need for an earlier comprehensive or limited amendment. Plans do not specify all
development or capital improvement possibilities. They often include illustrative sketches intended to
convey a sense of desirable future character rather than detailedrecommendations for a particular
design.

Cover photos (clockwise from top)Former COMSAT LaboratoriesLittle Seneca CreekCommunity of Faith United Methodist
Church, and Gallery Park neighborhood townhomes.
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The Maryland -National Capital Park and Planning Commission

The Maryland-National Capital Park and Planning Commission (MNCPPC or Commission) is a bicounty agency created by the
General Assembly of Maryland in 1927. The Commi ssionds geograp
Montgomery and Prince Ge or ge 86 s ¢ o u nt i-WashingtaniRegiombDisyidt (MrNEPPC planning jurisdiction)

comprises 1,001 square miles, while the Metropolitan District (parks) comprises 919 square miles in the two counties.

The Commissionis charged with preparing, adopting, and amending or extending the General Plan Thrive Montgomery 2050

for the physical development of the Maryland-Wa s hi ngt on Regi onal District in Montgomery
Commission operatesin each county through Planning Boards appointed by elected representatives of those counties. The

Planning Boards are responsible for preparing all local plans, zoning ordinances, and subdivision regulations and the

administration of the bi -county park system.

The Commission encourages the involvement and participation of individuals with disabilities, and its facilities are accessilie.

For assistance with special needs (e.g., large print materials, listening devices, sign language interpretation), please coatt the
M-NCPPC Montgomery County Commi s s i -@d35€605d by@rhail at mep-chmy@nineppce p hone at
mc.org. Maryland residents can also use the free Maryland Relay Service for assistance with calls to or from hearingor speech-

impaired persons; for information, visit www.mdrelay.org or call 1-800-552-7724. To place a call through Maryland Relay, dial

7-1-1.
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1. Introduction

A. EXECUTIVE SUMMARY

The Clarksburg GatewaySector Plan is a
comprehensive amendment to a portion of the
Approved and Adopted 1994 Clarksburg Master
Plan & Hyattstown Special Study Aregthe 1994
Plan) and a portion of the 2014 Ten Mile Creek
Area Limited Amendment(the 2014 Plan). The
Sector Plan establishes a new visiorfor a more
complete, connected, and sustainable
Clarksburg with recommendations to shape
future development, connect transportation
networks, help the county advance its long-
term housing goals, provide additional
recreation opportu nities for area residents, and
preserve and protect the natural environment.

Key Plan Recommendations

The following key recommendations will help
the Plan Areaachieve itsvision:

1 Rezone existing employment-oriented
zones to commercial residential zones to
add greater development flexibility for
new development projects, with modest
increases to maximum allowable
development density.

f Connect Observation Drive and Little
Seneca Parkwaythrough the Plan Area
as local areaconnectors, in coordination
with future development and minimizing
impacts to sensitive environmental areas
and residential neighborhoods.

1 Preserve land along the stream valleys
of Little Seneca Creekand its tributaries
by private conservation easement or by
establishing or expanding public
parkland.

CLARKSBURG GATEWAY SECTOR PLAN

7 Implement best management practices
to prevent or reduce pollution, enhance
environmental quality, and improve
resource managementas new
development and roadways are built, in

accordance withthe Pl an Aene a d s

Mile Creek and Clarksburg Special
Protection Areas.

1 Designate the Community of Faith
United Methodist Church and Cemetery
and the Clarksburg Heights subdivision
as a Historic Site and Historic District,
respectively,in the Master Plan for
Historic Preservation

B. PLAN PURPOSE

The greater Clarksburg community is home to
nearly 30,000 residents most of whom moved
to the areaas new neighborhoods were
established following the adoption of the 1994
Clarksburg Master Plan While Clarksburg has
realized much of its anticipated residential
growth since 1994 the planned employment
centers and public transit improvements along
I-270 have yet to be realized.

The once-active and innovative
Communications Satellite Corporation
(COMSAT) Laboratories building has sat vacant
for nearly 20 yearson approximately 200 acres
of open terrain. The planned Corridor Cities
Transitway (CCT)which was envisionedas a
high-frequency transit route linking Clarksburg
with points south as far asthe Shady Grove
Metro Station, never materialized. The CCTis
now reimagined as a network of shorter-
distance, enhanced bus routes complementing
the planned Maryland 355 Bus Rapid Transit
(BRT)line. In addition, Clarksburg lacks several

PLANNING BOARD PUBLIC HEARING DRARULY 2025 1



of the planned roadways and community
facilities anticipated since 1994, namely the
completion of Observation Drive, Little Seneca
Parkway,and the Clarksburg Public Library

This Sector Planconsiders current conditions
and expected trends and offers strategies to
align a new vision with adopted county plans,
policies, and priorities to chart a new course
forward for Clarksburg.

The main objectives of the Sector Planare:

9 Support new development and
community placemaking to create a
more complete, connected, and
sustainable community within the
greater Clarksburg area

1 Revisit existing zoning districts for
certain properties in response to shiftsin
regional demand away from single
employment usestoward more mixed-
use housing and commercial uses with
community -serving amenities.

1 Complete roadways, active
transportation routes, and transit
connections that contribute to greater
access and multimodal travel.

I Protect and enhancethe environment as
new development occurs and public
infrastructure is built.

1 Enhance and expand public parkland
and recreational amenities in the Plan
Areato serve the greater Clarksburg
community.

cultural heritage by preserving and
celebrating significant historical
resources

9 Celebrate the cultural, racial, and mult
generational diversity of Clarksburg

2 CLARKSBURG GATEWAY SECTOR PLAN

through a range of housing
accommodations, community

placemaking and amenities, and public

space programming and activation.

91 Ensure that future growth is served by
adequate public services andfacilities.

C. PLANAREACONTEXT

The Clarksburg GatewaySector Plan liesnear
the northern border of Montgomery County
and is situated at the northern most extent of
t he ¢ oCGomidorFbcused GrowthAreaon
-270, as defined by the

Thrive Montgomery 2050(see Figure 1 and

Figure 2). The 969-acre Plan Areais generally

bounded by Clarksburg Road to the north,
Frederick Road (MD 355)to the east, Little
Seneca Stream Valley Park and West Old

Baltimore Road to the south, and I-270 to the

west (see Figure 3).

The Plan boundary encompassesmost of the
1994 Clarksburg MasterPlad s Tr ansi t
District west of Frederick Road. Major properties
in the Plan Areainclude the Gateway 270 office

park, the former COMSATLaboratories

property, Clarksburg Elementary School,Rocky
Hill Middle School, Clarksburg High School, and

the residential neighborhoods of Gateway
Commons, Gallery Park, Hurley Ridge,

Clarksburg Square, and Dowdens Station. Other

areasin the 1994 Plan Area have largely

developed according to its plan vision or have

been re-evaluated as part of the 2014 Ten Mile

Creek Planand, therefore, are not a part of this

f RecognizeCl ar ksbur go6s hi s tpadarea Bdwever, a small part of the 2014

uded in
near Stringtown and Clarksburg roadsfor the

Pl ands area is incl

purpose of reconsidering previous plan
recommendations there.

PLANNING BOARD PUBLIC HEARING DRARULY 2025
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Figure 1 Regional Context Map
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Figure 2: Thrive Montgomery 2050 Growth Map
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Figure 3: Clarksburg Gateway Sector Plan Area
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D. PLAN AREA HISTORY

Clarksburg is a community with deep historical
roots and has experienced rapid transformation
in the past 20 years lts history reflects broader
American trends, from agricultural beginnings
to suburban expansion. Additional information
on the African American history of the Plan
Area, mid-twentieth century development
trends, and other topics are covered in the
Historic Preservation appendices (G, H, l,and J)
containing Master Plan Site and District
Designation Forms, Maryland Inventory of
Historic Properties forms (MIHP forms), and
staff reports to Montgomery Count yds

proposed amendments to the Master Plan for
Historic Preservation

E. PLAN AREA TODAY

Demographics

Clarksburg has experienced the fastest
population and housing growth of any part of
Montgomery County in the last 20 years. As a
result, this relatively new community has a
unique demographic profile and housing
market compared with the county as a whole
Generally, Clarksburg has larger households,
more families, and younger and more diverse
residents than Montgomery County overall.

According to the U.S. Census Bureauthe
Census Tract thatmost closely corresponds to
the Plan Area(7003.16)grew from a population
of 283 in the year 2000 to a population of

nearly 4,000 residentsby 2020. This rapid
growth reflects the increase in population of the
greater Clarksburg community, which was home
to nearly 30,000 residentsby 2023 (U.S. Census
Bureau, 20192023 American Community
Survey 5 Year Estimate3. The median age in the

6 CLARKSBURG GATEWAY SECTOR PLAN

Clarksburg areawas about 38 yearsold in 2023,
slightly below that of the county overall (4 1
years)(U.S. Census Bureau)

Since 2000, theClarksburg community has
shifted from majority non -Hispanic White
residential population to a far more racially
diverse community. In 2023, Asian residents
comprised the largest racial group in
Clarksburg, accounting for 40% of area
residents, compared with 15% in the county
overall (U.S. Census Bureausouth Asianswere
the largest subgroup of Asians and Pacific
Islanders in the Clarksburg area.

Hi sHo@skhol@s in Clarksburg are generally welt
Preservation Commissionrelatedtothe p| an 6 s

educated and have high averageincomes.
However, the Clarksburg area lacks the
extremely high-income households that exist in
other parts of Montgomery County, such as
Potomac and Bethesda. With large household
sizes, incomes on a percapita basis lag
countywide per-capita income. Most Clarksburg
households are owner-occupied, comprising
87% of occupied units in the Plan Area(U.S.
Census Bureau) The prevalence of owner-
occupied housing is consistent with a housing
stock that is primarily single-family residences

The Clarksburg area has a larger share of
townhomes (34%) than the county average
(18%) and a notably smaller share of multi-
family units (11% versus %) (U.S. Census
Bureau). There is a limited supply of multi-
family rental units in Clarksburg. Over 80% of
the Cl ar k s b umogsingastoekavésduilt
since 2000, and units are similar in size and
quality. Theseresidential units tend to be larger
than average, and although they command sale
prices that are below the county average on a
per square foot basis, prospective buyers still
need to have relatively high incomes. Because
of the size of these single-family homes, there is
a notable share of above-moderate-income

PLANNING BOARD PUBLIC HEARING DRARULY 2025



households that are cost burdened in the
Clarksburg community.

Higher-than-average commute times for
Clarksburg residents imply that, like
Germantown residents, they travel to the job-
rich areas of southern Montgomery County and
Washington, D.C for work. Despite the long
commutes, people continue to move to
Clarksburg, a trendthat may be explained by
the relative affordability of larger housing units
in this areaand p e o p desi@ ® live in less
urban areas

For detailed reports on population, housing,
and real estate conditions in the Plan Area see
Appendix B: Clarksburg Demographic Profileand
Appendix C: Clarksburg Market Study.

The Built Environment

The land use pattern in the Plan Areatoday
consists primarily of low-density, attached and
detached residential and institutional buildings,
including public schools and places of worship,
along the west side of Frederick Road (MD 355,
and a district of light industrial and flex
commercial uses along Gateway Center Drive.
The former COMSAT Laboratories property
comprises about 200 acres at the south end of
Gateway Center Drive and, except for a few
businesses occupying ancillary buildings of the
former satellite and communications company,

the property has been largely vacant since 2005.

South of the COMSAT property, open fields and
forests surround the farmhouse of what was
once a larger Linthicum family farm.

Three public schools are located within the Plan
Area, along the Frederick Road corridor.
Clarksburg Elementary School, Rocky Hill
Middle School, and Clarksburg High School.

CLARKSBURG GATEWAY SECTOR PLAN

The Natural Environment

From its earliest European settlementin the
mid-18th century, through the 20™ century,
Clarksburg wasprimarily a farming community
interspersed with large forest tracts, especially
where topography, shallow soils, and wetlands
limited agricultural use. Some of these
established forests are still thriving today . Some
are identified by the Maryland State
Department of Natural Resources (MD DNR)as
Priority Urban Forests that aresignificant for the
conservation of biodiversity and managed to
prioritize forest and tree retention over
disturbance or removal. Others are identified as
Targeted Ecological Areaslands and
watersheds that are conservation priorities and
represent some of the most ecologically
valuable areas in Maryland. These areasnust be
carefully considered for protection and
enhancement within the master planning
process.

Other signature natural features in Clarksburg
are its streams and stream valleys Little Seneca
Creek andan unnamed tributary (commonly
known as Coolbrook) flow through the Plan
Area, including through a portion of Little
Seneca Greenway Stream Valley Park and
through forested stream valleys on other public
and private lands. Their stream channelsand
associated floodplains, seeps, springs, wetlands,
and adjacent steep slopes areprotected by a
patchwork of private conservation easements,
as recent development has occurred along the
streams. Little Seneca Creek drairs to Little
Seneca Lakewhich serves as an emergency
raw-water source for county residents during
droughts. Large segments of the tributary
system within the Plan Areaare publicly owned
(either by MCPS or Montgomery Parks)and
protected from development impacts.

PLANNING BOARD PUBLIC HEARING DRARULY 2025 7



F. COMMUNITY ENGAGEMENT 126 digital submissions, in addition to those
completed by hand at the kickoff meeting.

Over the course of the plan update process, the
planning team conducted community outreach
and engagement to inform and influence the
preparation of the plan. In addition to individual
meetings with stakeholders, property owners,
public agency staff, and neighborhood and
community groups, the planning team held the
following meetings and outreach activities as
part of its engagement efforts.

# P i ¥ g
B - " ‘ The Sector Plands ki&/R&20F3 commun
ontgomery Planning

'T

GOMERYPLANNING 0 RE

Door-to-Door Canvassing

Between June and August 2023, the planning
team collaborated with a non-profit consultant
to interview community members to gain an
understanding of how Clarksburg residents
think about their community today and what

Y ; they would like to see in the future.

Planning team membe r g pdt ea emd mihlencanvassing teamattempted to knock on
every door within the five large residential

Kickoff Meeting and Open House neighborhoods in the Plan Areaand a random
On July 26, 2023, the planning team hosted a sampling of residences surrounding the plan
community kickoff meeting and open house in boundary. Their efforts resulted in 177

the activity building in Clarksburg conversations that were transcribed in real time.

Neighborhood Park. This meeting was the

pl anning teamds first touchpo
Clarksburg community and an opportunity to

invite feedback and collaboration into the

planning process.

The planning team launched a community
guestionnaire at the kickoff meeting asking
attendees about the character of Clarksburg,
what amenities were missing, what type of ' 2
engagement would work best for them, and . B <o N

what would make th e plan successful. The Members of the Everyday Canvassing team during the doer
questionnaire was posted BIPrCIVRSENIEod ct or pl ands
website until mid -December 2023 and attracted

8 CLARKSBURG GATEWAY SECTOR PLAN PLANNING BOARD PUBLIC HEARING DRARULY 2025



Community Listening Sessions

The planning team held four listening sessions
in October 2023, each focused on different
topics of discussion. The first listening session
was a virtual meeting and covered
transportation and environment, while the
remaining three listening sessionswere held in
person at Rocky Hill Middle School in
Clarksburg. The second listening session
focused on housing, economic development,
and employment; the third listening session was
on parks andtrails, historic resources,
community facilities, community identity, and
urban design; and the fourth listening session
was a catchall meeting that included all the
topics from the three previous sessions.

Between the four listening sessions, the
planning team collected 309 comments, most
of which were short sentences, sentence
fragments, and even single words captured by
the note takers.

Members of the community and planning team at the third
listening session

(SeeAppendixD: Community Feedback Report
for a summary of feedback received during the

CLARKSBURG GATEWAY SECTOR PLAN

community kickoff, door-to-door canvassing,
and listening session phases.)

Community Visioning Workshops

In the summer of 2024, the Clarksburg
community was invited to envision the future of
the Plan Areaand explore solutions to
community needs. The planning team held four
community visioning workshops, on May 21
and 23 and June 10 and 12. All meetings were
held in person within the Plan Area(at Rocky
Hill Middle School and Clarksburg High School).
Participants were asked to sharetheir reactions
to proposed emerging ideas from the planning
team and offer feedback to help guide the
preparation of emerging ideas.

Across the four visioning workshops, meeting
participants provided 233 comments on topics
that included community design, environment,
historic preservation, housing, land use and
zoning, parks and open space, and
transportation. The planning team also spoke
with attendees during the open house phase of
the meeting to gain a deeper understanding of
thecommuni tyds interests.

Visioning workshop attendees share comments with
Planning Staff.

PLANNING BOARD PUBLIC HEARING DRARULY 2025 9



Emerging ldeas Meetings

After considering the feedback received, the
planning team shared their emerging ideas for
the plan with the Clarksburg community at two
meetings in January 2025 to seek feedback on
recommendations for the draft plan. An in -
person meeting was held on January 14, 2025,
at Rocky Hill Middle School, attended by about
40 participants, and a virtual evening meeting
was held via Zoom on January 16, 2025,
attended by about 60 community members.

In advance of these meetings, the planning
team released an online feedback map anda
short questionnaire to share highlights of the
emerging ideas presented at the meetings and
to provide an additional opportunity for
community members to share their feedback
outside of the scheduled meetings.

The online feedback map was organized in four
categories: Street Network, Land Use, Active
Transportation, and Transit Network.
Commenters were generally supportive of the
proposed street changes, yet most desired the
planned I-270 interchange to remain. Several
commenters supported emerging ideas for
proposed Bus Rapid Transit on Observation
Drive, if stations provide space for park-and-
ride facilities and the future routes lead to
major destinations. With regard to allowing
more residential uses and greater densities on
the former COMSAT property and other
properties, commenters favored a balance of
land uses along with new residential
development, including commercial and
recreational uses. Several commenters
supported proposed recommendations to
establish new and connecting trails and paths
throughout the Plan Area

10 CLARKSBURG GATEWAY SECTOR PLAN

Key Takeaways from Community Feedback

The people of Clarksburg care deeply about
their community. Some love it as it is and wish
to see it preserved; some desire new shopping,
dining, and recreation amenities and
transportation infrastructure ; and some feel that
it is already overcrowded and overbuilt and in
need of protection and mitigation . The planning
t eamds c htafind &balgnee between
feedback from community members ; goals for
improving and building better communities in
the countyds
2050; responding to the desires of residents,
business owners, and landowners in thePlan
Area; and meeting county policies for greater
housing, equity, transportation safety and
access, and environmental protection.

Major topics from community feedback
received to date can be organized into four
general themes:

Transportation: Community members would
like to see a completed road network, better
pedestrian and bicycling infrastructure, and
more public transportation options. A major
touchpoint throughout all community feedback
and conversations is a planned highway
interchange where Little Seneca Parkwaywill
cross overl-270. Establishing a high-quality,
rapid, regional transit service to serve
Clarksburg was also top of mind for many
community meeting participants.

Community Facilities : Residents want a library,
a community center with recreation options and
meeting rooms, and a public swimming pool
that is open year-round. They believe that the
rapid growth in residential development that
has taken place in recent years is not served by
adequate public infrastructure and amenities.
Currently, a new public library is in the planning
stages on a site just east of the Plan Areg at the
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intersection of Frederick Road and Stringtown development scenarios for the former
Road. Thecountyds recreati on de p@IiMSATdabboratories building and
acknowledges the need for a community property.

recreation center, though a location, schedule,
or funding source are not yet identified.

1 An economic consultant, HR&A Advisors,
conducted financial feasibility analysis on

Quiality of Life: Meeting participants consider development scenarios conceived by Fu
Clarksburg to be generally peaceful and Wilmers Design to understand how new
appreciate its small-town feel and population development could help financially

diversity, yet they desire aComplete support adaptive reuse of the former
Community with restaurants, shopping COMSAT Laboratories buildhg. This
amenities, and convenient community facilities. analysiswas considered as part of the

Many are worried about overdevelopment, pl anni ng deeganméndadont 6 s
especially if more houses are built without on whether the former COMSAT

adding the amenities the community currently Laboratories building should be

lacks. designated as aMaster Plan Historic Site.

Environment and Parks: Participants appreciate (For more mformanon, see Ap|.o.e.nd|x F
Cl arksburgds natural enviro nC%lgl%{l’Adaaothv%ReuseFeaS|bI|ty

frequently expressed a fondness for the Report)
forested areas, open spaces, and other green 1 The Sector Plan teamconducted regional
spaces, especially the trails and regional parks travel modeling to inform and assess
in the area. However, many are concerned that potential plan scenarios forthe future
not enough wil | be done to protect water transportation network and between
guality and forests as development continues, expected land use development under
especially within the Sect ortheBurrentzéning desighatians amctloat
that captures water for the Little Seneca Lake of the plands r eWithmmend e
which serves as an emergency rawwater source these modeling results, the Planning
for county residents during droughts. Many Department retained a transportation
Clarksburg residents would also like to see consultant, VHB, to conduct intersection-
more local parks with active recreation level traffic analyses on a selection of
opportunities for people of all ages. intersections within the Plan Area
Findings from both analyses informed
Technical Consultation our transportation recommendations for
In addition to seeking community feedback to roadway connections and designs. (For
guide the sector plan, the planning team more information, see AppendixK: Travel
retained three consultants to support technical AnalysisResults[to be releasedon or
aspects of the plan: before August 26, 2025, online at

montgomeryplanning.org/cgsp )

1 The architecture firm Fu Wilmers Design
was retained to prepare conceptual site
planning and architectural design studies
to envision possible adaptive reuse and
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G. RACIALEQUITY AND SOCIAL
JUSTICE

This plan embracesthe foundational principles
of Thrive Montgomery 2050to ensure equitable
outcomes for all community members. In
addition, consideration of racial equity and
social justice when preparing a master or sector
plani s a requirement of
Code (Chapter 33A, Planning Procedures,

Mont go

underrepresented communities. (For details on
t h e pegutynadadysis, seeAppendix E Equity
Framework)

Section 33A14).Mont gomery PlanningOsliIMONTGOMERY COUNTY]

Agenda for Planning is an ongoing commitment
to systematically dismantle the institutional and
structural racism that exists in and has long
influenced planning and zoning processes and
to prevent that influence in the future.

Preparation of this plan followed an equity
framework based on guidance from

Mont gomery Planningds
Review Group (EPRGWhich is a part of the

RACIAL EQUITY &
SOCIAL JUSTICE

As a relatively new community, Clarksburg does
not have an extensive history of segregation or
exclusion that people in other parts of

i n t MPRigpRery CpuRty §xperjenced, Ropever, its

current population is one of the most ethnically

departmentdés Equity Age n ddraciglly diversejnihg coynly. As of 2023,

initiative . Staff members in the EPRGstay
informed of equity best practices to provide
feedback on staff recommendations, planning
policies, and community engagement strategies
for the Planning Department. The EPRQGeviews
ongoing master and sector plans through an
@&quity | e rarsd@pplies evaluation tools based
on recommendations from the Government
Alliance on Rae and Equity (GARE). The tool
involves working through a series of steps,
including an analysis and evaluation of:

1 Desired Results

Analysis of Data

Community Engagement
Strategies

Implementation

1 Communication and Accountability

=A =4 =4 =

These steps are critical to ensuring that the
growth and development in the Plan Areaare
inclusive and benefit historically

12 CLARKSBURG GATEWAY SECTOR PLAN

Asian residents comprise the largest racial and
ethnic group, accounting for 40% of Clarksburg
area residents, compared with 13% of the
county population as a whole

The Sector Plan team was intentionalin our
outreach and engagement efforts to reacha
diversity of community groups and
organizations in the vicinity of the Plan Area as
well as people who are traditionally hard to
reach or who experience barriers to
participation, such as people living in rental
housing and those who primarily speak a
language other than English. (For details on the
Sect or P loatmeach aadeengdgement
efforts, see thep | a @Gotnsunity Engagement
section and AppendixD: Community Feedback
Report)

Clarksburg Heights is a small, but notable, mid-
20th century subdivision in the Plan Areathat
was planned, built, and owned by African
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Americans. F. Wilson and Sarah L. Wims
developed this subdivision in 1963 to counter
widespread discriminatory housing practices
and provide modern, middle -class housing for
African Americans. The Wims sold several
residences to educators, allowing them to live
closer to their place of employment. At that
time, the NAACP estimated that over 90% of
African American educators lived outside
Montgomery County due to discriminatory
housing practices.

Clarksburg Heights stands as a testament to the
African American
improve the lives of residents andis a singular
resource in Montgomery County. The Sector
Pl ands r ec otndesignateghtei o n
Clarksburg Heights neighborhood as a historic
district recognizes the significance of the
neighborhood regarding the challenges and
opportunities faced by African Americans in
Montgomery County in the recent past.

(For more information on Clarksburg Heights,
see the plands Hi
Appendices F, G, H, I, and.)

H. GUIDING PLANS AND POLICIES

1994 Clarksburg Master Plan

The 1994 Clarksburg Master Plan & Hyattstown
Special Study Areawvas the result of a five-year
community process to establish a long-range
vision to manage
transition from a rural crossroads to a compact
town-scale community, with a strong public
commitment to the vision as a transit- and
pedestrian-oriented community surrounded by
open space. At the time, Clarksburg was seen as
the ofi nal f27®Cotridoeir 6 of
Montgomery County . By 1994,developments
along the 1-270 Corridor south of Clarksburg

were in various stages of completion, yet the

CLARKSBURG GATEWAY SECTOR PLAN

standi c

Clarksburg area hadseenlimited development,
and fewer than 1,400 residentslived within the
approximately 10,000 acres covered by the 1994
Plan Area.

The 1994 Planreduced the amount of land
zoned for heavy industrial uses because of fears
that the zoning pattern at the time would bring
as many as 80,000 employeedo the Clarksburg
area, which wasenvisioned as amodest new
town rather than a bustling urban city. At the
same time, the 1994 Plandesignated two
0significant

Laboratories and the Gateway 270 office park.

The plan projected that these two employment

areas could ultimately generate more than

20,000 jobs Withinafewyearsof t he pl and
adoption, however, the COMSAT building was

shuttered; the Gateway 270office park has

fewer than 1,000 employees today.

Several important transportation connections
recommended in the 1994 Plan remain unbuilt,
Pmogt significandyt aipartion of MewdutiRoaal
Extended (now Little Seneca Parkwayplanned
to cross I-270, and Observation Drive from its
current terminus north of Ridge Roadthrough
the Plan Area Other unrealized
recommendations from the 1994 Plan are the
proposed I-270 interchange at the Newcut
Road Extendedoverpassand the Corridor Cities
Transitway (CCT) running along Observation

Cl ar k s b ubDrie @vith thgee prapeséed gransitestations

located within the current Plan Area

t he |
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1998 aerial image showing the remaining farmland and
forests in the vicinity of the Sector PlarArea (black outline)

Another important element of the 1994 Plan
was the establishment of a Greenway Network,
planned as anetwork of trails following stream
valleysand area roadwaysto connect regional

and local parks, schools, and other open spaces.

= 270 mnémsmcsmsas
- © [ TOWNCENTER
) T maner corribor
=] NeGHBORHOODS

. =Y RaNsTWAY

@  MIXED-USE CENTER

MAJOR STREAM BUFFER AREA

E BENNETT

BLACK HILL:
REGIONAL *
PARK

é;ommv"w;?

The 1994 Clarksburg Master PlanProposed Concept Plan
for Clarksburg
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Today, with nearly 30,000 residents in the 1994
Pl a n &,shalemgesan Clarksburg remain.
Clarksburg saw much of its anticipated housing
built, yet almost none of its envisioned
employment-oriented development occurred,
and the planned transit network anchored by
the CCT never materialized. Clarksburg is still
without many of the necessarycommunity
facilities planned since at least 1994 such as a
library, community recreation center, and a
completed road and sanitary sewer network.

2011 Limited Amendment to the 1994
Clarksburg Master Plan

The 1994 Clarksburg Master Plan & Hyattstown
Special Study Areaspecified that retail
development in Clarksburg Town Center should
precede retail development in the Newcut Road
and Cabin Branch neighborhood village centers.
An amendment to the 1994 Plan was gproved
in 2011 to modify this retail staging provision to
allow retail development in the village centers
to proceed, after approval of a Preliminary Plan
subdivision application for retail development in
the Town Center, rather than after their actual
construction. A shopping center with grocery
store and retail shopswas built in the
Clarksburg Village neighborhood soon after the
2011 amendment, and a regional outlet mall
was completed in Cabin Branchin 2016.

While the retail center in the Town Center has
yet to be completed, there is movement in its
entitlements process that indicates that retalil
development, including a grocery store anchor,
is advancing.
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A map from the 2011 amendment showing the location of
Clarksburg Town Center andthe two village centersof the

1994 Clarksburg Master Plan

2014 Ten Mile Creek Area Limited
Amendment

A second limited amendment to the 1994 Plan,
approved in 2014, focused on portions of the
1994 Plan Arealocated within the Ten Mile
Creek Watershed, primarily west of Clarksburg
Road. The 2014amendment retained the 1994
P | aovéral vision, with recommendations to
better achieve two important objectives: the
creation of a well-defined corridor town that
provides jobs, homes, and commercial activities;
and the preservation of natural resources critical
t o t he wel-bemg, gspesially within the
Ten Mile Creek Special Protection Area

The 2014 amendment incorporated several
important changes to the planned
transportation network in the 1994 Plan Area.
Alternative alignments for the Corridor Cities
Transitway (CCT) and the Clarksburgdistoric
District bypasswere approved, as well asan
addition of a proposed BRT route along
Frederick Road MD 355). These re-alignments
sought to reroute the CCT and bypass to avoid

CLARKSBURG GATEWAY SECTOR PLAN

potential stream valley and wetland impacts
and disruption or displacement of Clarksburg
Elementary School.

The amendment also acknowledged that real
estate market trends no longer supported the
goal that significant portions of land in
Clarksburg should be devoted to office and
employment activities, a major vision of the
1994 Plan.

Corridor Forward: The [-270 Transit Plan

The CCThad once been a fixture in a variety of
master plans, starting with the 1994 Clarksburg
Master Plan and continuing with the 2013
Countywide Corridors Planand the 2014 Ten
Mile Creek amendment, until it was replacedby
the 2022 Corridor Forward: thel-270 Transit
Plan (Corridor Forward). Through the years,
various iteration s of the CCThad proposed
dedicated transit lanes to connect the
Clarksburg/ Germantown corridor with the | -270
Life Sciences Corridor and the Metrorail system
via the Shady GroveMetro Station. The 1994
Plan also envisioned the CCT as a direct
connection between Frederick and Clarksburg
with a southern terminus at the Shady Grove
Metro station.

Due to changing projected land uses and
fluctuating demands for the transit service,
subsequent iterations of the CCT failed to push
it beyond the preliminary design phase.

Corridor Forwardwas initiated in spring 2020 to
evaluate transit projects that best supported the
travel needs of communities and employment
centers along the 1-270 corridor, including those
located within the Plan Area Corridor Forward
assessed a multitude of countywide transit
projects ranging from light rail to BRT to
prioritize equitable and sustainable projects to
accommodate the
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L Town gy
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(0] MARC Station
@ Current Planned Bus Rapid Transit Network Stop
e Corridor Connectors Stop
E=== MARC Commuter Rail
~ECXT Current Planned Bus Rapid Transit Network
—IXZ  Corridor Connectors

A map of planned Germantown and Clarksburg dedicated
bus lanes, Corridor Connectors, and transit stop& Corridor
Forward. The Sector Plan boundary isutlined in red.

Recommendations for the former CCT
alignment within the Plan Area formerly known
ast he OoOMilestone/ COMSAT
Corri dor @ramihe pldnag the
oClarksburg-Germantown Corridor Connector,0
rested heavily on future land use projections
within the proposed right -of-way for the
transitway. Corridor Forward also proposed an
alternative alignment for the
Milestone/COMSAT East Clarksburg Connector
that would use Gateway Center Drive instead of
the 1994 Plan alignment for Observation Drive
between Stringtown and West Old Baltimore
roads, although this alignment is not shown on
its route map. Corridor Forwardalso removed
planned BRT alignments running to the north of
Clarksburg Road.This Sector Plancontinues the

16 CLARKSBURG GATEWAY SECTOR PLAN

expectation for local community Corridor
Connectors, while establishing revised roadway
alignments and designs to accommodate them
in new ways.

Climate Action Plan

The countyds Climate
adoptedi n June 2021, is
strategic plan to eliminate greenhouse gas
emissionsin the county by 2035. The CAP
includes strategies to reduce greenhouse gas
emissions and climate-related risks to the
countyds resident s,
natural environment. It provides guidance on
building resilient communities through clean
energy, resilient and efficient buildings, a
sustainable transportation system, integrated
nature-based strategiesfor sequestration, and
necessary resources and infrastructure to
withstand the impacts of climate change. The
various strategies in the CAP stress the
importance of focusing on those in the
community who are most vulnerable to climate
impacts.

The CAP advocates for the development of a
more efficient transportation network , outlining

E assetific Srategiekfer mareasing investment in

public transit systems, encouraging more
walkable communities, and promoting bike -
friendly infrastructure. Like Thrive Montgomery
2050, the CAP is centered around racial equity
and social justice. This Sector Planincorporates
recommendations from the Montgomery
County Climate Action Plan, where appropriate,
to assist the county in achieving our climate
goals.

Vision Zero

In fall 2016, the County Council formally
adopted a resolution that delineated
countywide the Vision Zero approach to
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transportation planning and policy efforts. driven approach that examines levels of bicycle

Vision Zero's primary tenet is the elimination of stress on roads.This plan continues much of the
all preventable transportation -related deaths planned bicycle network within the Plan Areg
and serious injuries, with a goal of zero traffic with some recommended changes and
fatalities and severe injuries by 2030. Consistent enhancementsto the Bicycle Master Plan

with the guideli nes presented in the countyo6s

adopted Vision Zero initiative, the Sector Plan Pedestrian Master Plan

prioritize s safety in its recommendations to The Montgomery County Pedestrian Master
improve accessibility and multi-modality within Plan is an important element in the county's

the Plan Areg supporting the county s Vision Zero 2030 Action Plan and 2021 Climate
investments in safety measures along specific Action Plan. It supports the Thrive Montgomery
corridors. 2050 goal to "develop a safe, comfortable, and

appealing network for walking, biking, and

Complete Streets Design Guide rolling." The plan documents the pedestrian

Thec o u n €ogmplate Streets Design Guide experience in Montgomery County and makes
provides a framework for countywide roadway recommendations in line with national and
design that prioritizes safety, accessibility, international best practices to make the
mobility, and sustainability for individuals who experience even better. These

are walking, rolling, biking, riding transit, and recommendations include but are not limited t o
driving. Complete Streets are highly context identifying opportunities to be more proactive
sensitive, and Planning Staff work to ensure that in sidewalk construction and maintenance,
roads are given the proper roadway providing more and better places to cross the
designations based on their expected travel street, prioritizing data-driven approaches to
needs and land use context Street types from future pedestrian/bicycle investments, and

the Complete Streets Design Guidare adopted ensuring that state highways can be rebuilt in
into County Code and incorporated into the line with local plan visions. This Sector Plan
Master Plan of Highways and TransitwaysThis recommends targeted improvements in the
Sector Plan recommendsComplete Street types walking and rolling experience in the Plan Areg
for all existing and planned major roadways especially atcertain intersections and near
within the Plan Area schools.

Bicycle Master Plan Parks, Recreation,and Open Space Plan
The Bicycle Master Plarfor Montgomery County The Montgomery County Parks Department
promotes four goals to improvet he ¢ ount y @mated the Parks, Recreation, and Open Space
current bicycle network: increasing cycling rates Plan (PROS Plan) in 2022 to guide future
countywide, creating a low-stress and development and managementoft he count y?®o
connected bike network, providing equitable extensive park system. Parksppen spaces, and
access to bicycle infrastructure, and improving recreation spaces provide active, social, and
bike safety. TheBicycle Master Plaralso leisure opportunities that are essential for a
includes a bikeway classification system for high quality of life for county residents. The
varying types of bike infrastructure and a data- focus of the 2022 PROS Plarnis to provide

CLARKSBURG GATEWAY SECTOR PLAN PLANNING BOARD PUBLIC HEARING DRARULY 2025 17



equitably activated, central community spaces
that meet recreational needs and protect and
manage natural and cultural resources for
future generations. The PROS Plan update was
coordinated with the then -developing Thrive
Montgomery 2050 general plan update for
Montgomery County that showcases how great
places with equitable access to opportunities
produce strong communities and people.

The 2022 PROS Plan serves as the planning
policy for parks and recreation in Montgomery
County to the year 2027 and beyond and
inform s the preparation of park, open space,
and recreation recommendations for this plan.

18 CLARKSBURG GATEWAY SECTOR PLAN PLANNING BOARD PUBLIC HEARING DRARULY 2025



2. PlanVisionand Framework

A. SECTOR PLAN VISION I
This Sector Plan seeks to balance future

development with the preservation of natural

and historic resources that will contribute to a

more complete, connected, and sustainable
neighborhood in Clarksburg.

The Sector Plan will beconsidered a success

when, over its 20-year planning horizon, new,
high-quality housing and commercial,

recreational, and public service amenitiesare
developed; roadways, transit service, paths, and

trails connect community destinations; streams,

forests, and other natural areasare protected as 1
development occurs through low -impact and
sustainable methods; historic resources and

cultural heritage locations are preserved and
celebrated; and adequate community

infrastructure and facilities are present, keeping
pace with the communityads

B. CONCEPT FRAMEWORK PLAN T

The plands Concepxpresbes a me wo
the overall vision for the physical elements of

the Sector Plan as they combine to achieve a

cohesive community . The Framework Plan

identifies key elements of the existing

community landscape, overlaid by aspirational

elements to be realized through

The Community Center is envisioned as a
compact, medium-density, mixed-use
activity center, with building heights
between three and sevenstories; safe,
comfortable, and attractive streetscapes and
pedestrian realms; and activated ground
floors, parks, and open spaces. Structured
and surface parking areas should be located
to the side or rear of public streets and
wrapped by storefronts or other building
entryways, architectural or artistic
treatments, and/or landscape screening,
where feasible.

Community Corridors are envisioned as
low- to medium -density residential,
commercial, and/or employment areasthat
are linked to the Community Center and
Residential Neighborhood areas through a
hierarchy of streets, paths, trails, and open
gpacewt h .

Residential Neighborhoods should offer a
mix of densities and housing types that
rekpedishth@ stale of nearbyneighborhoods,
in addition to small -scale commercial or
institutional uses that fit within the broader
residential character. Public parks and
institutional uses should be accessibleto
and compatible with neighborhoods.

implementation of the SectorP ands pol i c1 KT apdEphanced Bus Statiors are

recommendations. This framework is intended
to guide the evolution of the Plan Areatoward
a dense, compact community capable of
attracting retail and office uses and supporting
the full range of services, amenities, and
infrastructure contemplated by the plan.
Framework elements areillustrated in Figure 4
and described in detail below:

activated public gathering spaces served by
transit stations and high-quality
streetscapes and pedestrian realms. They
should provide safe, comfortable, and
attractive spaces to board or alight from
busesthat offer shade, furniture, lighting,
and wayfinding.

CLARKSBURG GATEWAY SECTOR PLAN PLANNING BOARD PUBLIC HEARING DRARULY 2025 19



Figure 4: Concept Framework Plan
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91 Public streetscape improvements and ensuring that growth benefits all
private development at Community members of the community.
Gateways should incorporate public art 5
installations, unique architectural elements,
safe and comfortable pedestrian facilities,
and community gathering spaces that
heighten the public realm and convey a
sense of odarrivingd at t hle §Pnomigcompefitiyepess : Fostering

prosperity through strategic planning,

1 Proposed Parkland is recommended along innovation, and collaboration.

a segment of the Coolbrook tributary to
protect and manage sensitive environmental
resources, as well as @roposed Public Park

Environmental Resilience : A
harmonious balance between
development and nature, safeguarding
our precious ecosystems.

To achieve these goals,Thrive Montgomery
2050 embraces three core concepts:

for active recreation on the COMSAT 1. Compact Growth: Thoughtful
property as part of the future development development that maximizes existing
of the site. resources, minimizing sprawl and

- reserving open spaces.
1 Connectors and Local Streets are existing P gop P

and proposed roadways with a Complete 2. Complete Communities: Holistic
Street designation in the Master Plan of planning that integrates housing,
Highways and Transitwaysthat seek to transportation, and amenities, creating
accommodate safe and comfortable travel vibrant neighborhoods where residents
by all modes. Connectors are intended can meet a variety of needs within a
primarily for travel through the Plan Area short distance.

while Local Streets are intended to provide 3. Design, Arts, and Culture: Celebrating
access to development sites, with street creativity and identity, infusing our built
facing building s and entries, activated environment with inspiration.

ground-floors, and bike and pedestrian
amenities. Connectors and Local Streets
should be constructed as public streets.

C. THRIVE MONTGOMERY 2050

In 2022, the Montgomery County Council
ushered in anew era for the county with the s
approval of Thrive Montgomery 205@ the first M 5: %
comprehensive update to t countyos Gener al
Plan since 1964.Thrive Montgomery 2050
stands as the beacon guiding all masterand
sector plans within the county, anchored by
three overarching objectives:

Thrive Montgomery 2050champions context-

sensitive growth along corridors and in defined
centers of activity . It recognizes the crucial role
of transit, vibrant mixed -use development, and

1. Racial Equity and Social Justice: A attainable housing in supportingt he countyds
commitment to fairness and inclusivity,
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economic competitiveness, environmental
sustainability, and equity initiatives.

Clarksburg is identified by Thrive Montgomery
2050 as a Medium Center, an area in the county
planned for the second-highest level of
intensity of development. Medium Centers
typically include significant clusters of existing
or planned residential density and clusters of
commercial density, such as large shopping
centers and office campuses. Medium Centers
are also likely to be close to high-quality public
transit.

Thrive Montgomery 2050also identifies
Maryland Route 355 (Frederick Road)as a
Growth Corridor and the Plan Areaas a
Corridor-Focused Growth area. According to the
plan, development of new or substantially
expanded centers of activity should be focused
along growth corridors to avoid sprawl and
achieve the critical mass required for each
center to be economically sustainable.

Thrive specifically calls out the former COMSAT
Laboratories site as an opportunity to establish
a Complete Community:

22

Existing suburban office parks in locations
such as Rock SpringorCl ar ksbur gds
COMSAT sitenave large existing buildings
that can accommodate employment but
lack the integration of uses, services, and
amenities necessary to succeed in an
increasingly competitive office market.
Complete Communities strategies can help
reposition these employment centers
through infill and redevelopment to
incorporate a variety of housing,
restaurants, retail,community facilities, and
parks and public spaces along with better
transit service, making them more attractive
to both residents and employers (Thrive
Montgomery 2050, p. 85, emphasis added).

CLARKSBURG GATEWAY SECTOR PLAN

D. MARYLAND PLANNING
PRINCIPLES

The State of Maryland promotes eight Planning
Principlesthat collectively seekto create
sustainable communities in the state and

protect the environment to foster a high quality
of life for all state residents. This Sector Plan
seeks to i mpl eBghtPlannihgh e
Principles through its recommendations.

Land

This plan seeks to concentrate growth within
the established population center of Clarksburg,
designated as aGrowth Corridor Medium
Center by the Montgomery County General
Plan, Thrive Montgomery 205Q Existing
infrastructure and facilities support the current
development in the Plan Areg and the plan
recommends the completion and expansion of
public infrastructure (e.g.,transportation, water
and sewer services, parks, schoolsas future
development occurs.

In addition, the Plan Areais situated entirely
within a Priority Funding Area, which defines
existing communities and places designated by
a local government in Maryland that indicate
where state investments are prioritized to
support future growth.

Transportation

This plan prioritizes completion of a multi-
modal transportation system that facilitates the
safe,reliable, affordable, and efficient
movement of people, goods, and services
within and between population and

employment centers. Completing the unbuilt
segments of Observation Drive and Little
Seneca Parkwayas Complete Streets that
provide safe and comfortable space for all users
(i.e.,people driving, walking, rolling, and riding
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transit) and establishing an enhanced bus

O arridor connectordbetween Clarksburg and
Germantown are two transportation priorities of
this plan to achieve this principle.

Housing

This plan enables a range of housing densities,
types, and sizes that provide residential options
for residents of all ages, incomes, and abilities.
Zoning changes are recommended for certain
properties in the Plan Areato accommodate
new residential development where it is
currently not allowed or allowed at lower
densities by existing zoning regulations. In
addition, prioritizing the provision of a higher
than minimum level of Moderately Priced
Dwelling Units (MPDUs)and inclusion of family-
sized residential dwellings with three or more
bedrooms is encouraged for residential
development projects seeking approval through
the countyds Optional

Economy

This plan supports economic development that
promotes retail, service,and employment
opportunities for all income levels within the

capacity of the Stateds

services, andcommunity facilities.
Recommending a change for certain properties
from current employment-oriented zoning
districts (i.e.,EOF and ILYo more flexible zoning
districts that prioritize mixed -use development
(i.e., CR and CRTWill allow for new
development that is responsive to changing
markets and innovations in the county.
Recommending the completion of roadways
and new transit servicesthat connect with the

countyds t rnatwoskpvil pravide i o n

new access to propertiesand support
development of new housing, shopping, and
employment uses

CLARKSBURG GATEWAY SECTOR PLAN

Met hod of

Equity

The Clarksburgpopulation is one of the most
racially diverse in the county. As of 2023, Asian
residents (particularly those of south Asian
descent) comprise the largest racial and ethnic
group, accounting for 40% of Clarksburg area
residents, compared with 15% in the county as
a whole. The planning team employed
innovative techniques to engage with the
Clarksburg community during its preparation,
including initial community listening sessions,
in-person community canvassing, informational
community gpop-upsd community visioning
workshops in a variety of venues and formats,
and official public hearings held within the
community . These effortshelped to reach and
engage with a diverse cross-section of the
Clarksburg community, including those who are
typically hard to reachthrough traditional

outreach efforts.
Devel opment .

Resilience

This plan seeks tointegrate resiliency measures
that will minimize the impacts of rapid and
unexpected natural- and human-caused threats
to communities from global climate change by

Nréchnierfiihg tha€n@v@ dévelbpfnént acieleb | 1 ©

the highest practicable levels of green building,
tree canopy coverage, stormwater best
management practices, and biophilic design. In
addition, the plan recommends greater
investments in active transportation (i.e.,
walking, biking, and rolling) and public transit
service that help to reduce community
dependency on single-occupancy vehicle trips.

Place

This plan supports compact, mixed-use

walkable design integrated with Cl ar ksbur gds

existing community character and located close
to high-quality transit options, through
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enhanced community design, streetscapes,
public spaces and historic and cultural
interpretation and wayfinding.

Ecology

This plan supports the protection and
restoration of sensitive ecological systems
through the preservation and expansion of
protected public and private lands, quality and
guantity management of stormwater flowing
into area waterways,and recommended forest
and tree canopy retention or mitigation
techniques through new development .
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3. PlanWide Recommendations

A. LAND USE

The Sector Plan envisions a Complete and
Compact Community within the greater
Clarksburg area, offering a diverse range of
housing, commercial, and employment
opportunities, connected by an expanded
street network, transit service, and active
transportation pathways.

Over the past few decades, development of new
neighborhoods, commercial centers, parks,
schools, and greenwayshas greatly reshaped
the Clarksburg community and landscape,
realizing much of the vision anticipated by the
1994 Clarksburg Master Plan The Clarksburg
Village Center and Town Center neighborhoods
east of Frederick Road and the Cabin Branch
neighborhood (also home to a regional outlet
mall) west of I-270 are now established. The
long-awaited Clarksburg Town Centerretalil
component is gaining momentum through
necessarydevelopment approvals. Meanwhile,
the Gateway 270 office park, initiated in 1994,
was completed in the early 2000s.

Despite recent development, not all that was
envisioned in 1994 has materialized, especially
within the Plan Area. Sincethe adoption of the
Clarksburg Master Planin 1994, the
employment zonesin the Plan Areaalong I-270
and Frederick Road(MD 355) have remained

largely undeveloped or only partially developed.

The 1994 Plan emphasized the importance of }
270 as a high-technology corridor for
Montgomery County and the region , and the
COMSAT and Gateway 27(@roperties were
identified as two employment campuses/office
parks in the 1994 Plan.Instead, the Plan Area

CLARKSBURG GATEWAY SECTOR PLAN

has seendevelopment of severalself-contained
residential communitiesfi a mix of detached,
attached, and apartment residences.

Following a merger with Lockheed-Martin in
1997, the COMSATLaboratories building, a
once-prominent facility and major employer in
Clarksburg, closed its doors after a tenure of
over 30 years. TheCorridor Cities Transitway
(CCT), initially envisioned as a high-frequency
light-rail train route connecting Clarksburg and
the Shady Grove Metro Station, was removed
from t he stérmtrapspostationo n g
projects list in 2019. And the planned
interchange at |1-270 (Exit 17)and Little Seneca
Parkwayhas yet to be completed.

A primary purpose of this plan is to implement
policies of the <clTbrivent yds
Montgomery 2050, that seek to focus future
land use and public infrastructure planning in
activity centers and on growth corridors to
direct development in ways that facilitate the
emergence of Complete Communities.
Clarksburg is located at the northern extent of
t he c oliTOtgrpv@thscorridor and
envisions the emergence of a new community
activity center through future development on
the former COMSAT Laboratories property and
other sites nearby.

The Sector Plan seekgo chart a new course
forward in Clarksburg, with recommendations
for the addition of new housing, shopping, and
employment opportunities, accompanied by the
community amenities and infrastructure needed
to serve the Clarksburg community today and
into the future .
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Existing Land Uses

The land usedevelopment pattern in the Plan
Areatoday consists of low-density, attached
and detached residential uses and institutional
uses,including public schools and places of
worship, along the west side of Frederick Road
and a small district of light industrial and flex
commercial uses along Gateway Center Drive
(see Figure 5). The former COMSAT Laboratories
property comprises about 200 acres at the
south end of Gateway Center Driveand, except
for a few businesses occupying ancillary
buildings of the former satellite and
communications company property, the main
building and property ha ve been largely vacant
since about 2005. South of the COMSAT
property, open fields and forests surround a
farmhouse on what was once alarger Linthicum
Family farm.

Three public schoolsare in the Plan Area
Clarksburg Elementary School, Rocky Hill
Middle School, and Clarksburg High School.
Little Seneca Creek and its Coolbrooktributary
run through the Plan Area including a portion
of Little Seneca Greenway Stream Valley Park
and forested stream valleys on other public and
private lands. Little Seneca Creekflows to Little
Senecalake which serves as an emergency
raw-water source for county residents,
especially during times of drought .

Existing ZoningDistricts

Property in the Plan Areais composed of two
low-density residential zones (RE2 and R-200),
two planned development zones (PD-4 and PD-
11), and a commercial residential town zone
(CRT), employmentoffice zone (EOF), and light
industrial zone (IL). The residential and planned
development zones are located mainly along
the west side of Frederick Road, and the EOF
and IL zonesare just east of I-270. Much of the
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property zoned R-200 is occupied by one of the
three schools situated within the Plan Area(see
Figure 6).

While a portion of the EOF zone is developed
and occupied as light industrial, retail and/or
6fl exd space al ong
approximately 200-acre former COMSAT
Laboratories property is practically a vacant
property, with limited prospects to redevelop
under its current EOF zone Most of the
properties zoned R-200 are either developed as
residential uses owned and occupied by
Montgomery County Public Schools, or
managed as public parkland. One block of
properties in the R-200 zone, northwest of the
intersection of Frederick Road and Shawnee
Lane, has the potential for future residential
infill development and is discussed later in this
section for potential re -zoning.

The PD-zoned properties in the Plan Areahave
all developed as residential neighborhoods,
primarily as townhomes, except for one
property approved for a 184 -unit apartment
building that is as yet unbuilt. PD Zones are a
discontinued zone category from the previous
county Zoning Ordinance and are required to
be replaced with zones from the current Zoning
Ordinance to reflect the existing land uses of
the affected properties as new masterand
sector plans are approved.

In addition to the base zoning within the Plan
Area, there are two overlay zones: the
Clarksburg East Environmental (CEE) Overlay
Zone and the Transferable Development Rights
(TDR) Overlay Zone.

The purpose of the CEE Overlay Zone i$o:

1 Protect the water quantity, water quality,
habitat, and biological diversity of the
Ten Mile Creek watershed and its
tributaries.
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1 Regulate the amount and location of Planned Land Uss
impervious surfaces to maintain levels of
groundwater, control erosion and water
temperature, and retain as many of the
functions provided by natural land as

The count y 0 sThdve Montgoankery pl an,
2050, seeks to concentrategrowth along

corridors and in defined community centers like
Clarksburg, recognizing the need to focus land

possible. use and public infrastructure planning in activity
1 Regulate development that could centers and on growth corridors through

adversely affect the high-quality Ten compact, infill development and redevelopment

Mille Creek stream system to maximize the efficient use of land. Thrive

Montgomery 2050 also supports flexible
approaches to accommodate infill and
redevelopment that improve access to
amenities, active transportation, parks, and

. open spaces, and a broader range of housing
Thec o u n TDR@serlay Zone permit an types at the neighborhood scale.
increase in the maximum residential density for

OTDR receiving areaso6 i f Tpehpgn'ngdela\pdeurseg fgrr%hgqu_ Areareflect
satisfies the requirements for optional method the anticipated demand for new mixed-use

development under Section 4.9.18.B of the housnj.g ar.1d commercial and recreational
Zoning Ordinance. To achieve the added amenities in the Clarksburg area, as a contrast

density, properties in the TDR Overlay must to the previously planned growth in office and

provide a certain percentage of MPDUs. employment uses by the 1994 Clarksburg
Master Plan(see Figure 7). Planned land uses

1 Implement the recommendations of the
2014 Ten Mile Creek Area Limited
Amendment to the Clarksburg Master
Plan and Hyattstown Special Study Area

Within the Plan Area there are two locations alsoseek to implementt he Sector Pl and
with a TDR Overlay Zone both of which have vision to establish a new mixed-use, community

exercised theiroverlay allowances One is the center in the Plan Area along a corridor of low-

Meadows at Hurley Ridge development in the to medium -density residential, commercial, and

southern portion of the Plan Area with a employment uses and linked by a network of

mapped TDR of 4.0. This means that the streets, paths, and public transit services(see

properties within the overlay zone were eligible Figure 4: Concept Framework Plar).

to be developed at four units per acre rather
than the two units per acre permitted in the
underlying R-200 zone. A higher density TDR
Overlay-zoned area, with a TDR of 7.0, is in the
northern portion o f the Plan Areawhere the
Gateway Commons subdivision has developed.
Both TDR receiving areas have developed to
their maximum residential density since their
designation following adoption of the 1994
Plan.
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Figure 5: Existing Land Use Map
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Figure 6: Existing Zoning Map
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Figure 7: Planned Land UsesMap
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Land Use Goals

9 Establish an accessible and attractivanew

town center by building on the Clarksburg

communityds strengths

new, connected amenities and
destinations for current and future
residents.

Achieve the vision of Thrive Montgomery
2050 by supporting dense,compact,
mixed-use forms of development along
the planned multi-modal Observation
Drive corridor of that integrate a range of
housing, commercial retail and services,
and recreation and open space amenities
with the surrounding Clarksburg
community.

Maintain a primarily residential character
along Frederick Road while allowing for
moderate increases in residential density
and small-scale commercial uses.

Land Use Recommendations

1. Adopt the zoning recommendations of

this Plan through a Sectional Map

Amendment to i mpl ement

vision by allowing a greater mix of
commercial (e.g.,shopping, dining,
entertainment), residential, and
recreational uses to serve immedate and
surrounding comm unities (see Figure 8).

Implement the vision of the Concept
Framework Plan through private
development and public improvements
(see Figure 4).

Maintain a minimum 200 -foot building
setback from the I-270 right-of-way for
all residential uses to minimize noise and
air pollution impacts on residents from
the highway. Proposed residential
development near I-270 should complete

CLARKSBURG GATEWAY SECTOR PLAN

and
4,

a noise study in compliance with county
regulations and implement necessary
sound attenuation treatments to
maintain ac.cegtable interior noise levels.
providing
The property at 13050 Shawnee Lane
(Moyers and Sons Moving Co.) is
recommended to remain zoned as EOF
0.75 (Employment Office) to support the
continuation of the existing industrial
and office use, yet this plan supports a
Commercial Residential floating zone
through a Local Map Amendment, if
requested by the property owner, to
enable future residential and/or
commercial redevelopment.

For development projects seeking
approval under the Optional Method of
Development in the Commercial
Residential and CommercialResidential
Town zones, the following are prioritized
public benefits. These benefits are
recommended as first priorities, yet
applicants may propose additional
benefits to achieve greater development
incentives as well:

the plands

a. For projects with a residential
component, a greater percentage of
MPDUs thanthe minimum plan -
recommended level of 15% of total
dwelling units.

b. For projects with a multi-family
residential component, inclusion of
three-bedroom or larger units.

c. Mitigation provided because of full
or partial demolition of the former
COMSAT Laboratories building may
satisfy public benefits required under
an Optional Method of Development
application. (See also Hstoric
Preservation recommendations.)
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Figure 8: Recommended Zoning Map
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d. Dedicate land and/or financially
contribute toward construction of a
public facility like a recreation center
or significant transportation
improvement that serves a broader
community purpose.

e. Incorporate sustainable features into
site design, such as biophilic design,
environmental site design
techniques (including minimizing
grading, maximizing on-site
vegetation retention, and using
green stormwater management
techniques), enhanced green roof,
bird-friendly design, pervious
pavement materials, and adaptive
reuse of an existing structure.
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B. TRANSPORTATION

The Sector Plan envisions 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.

Public Transportation

The county's planned investments in the Flash
BRT system along theMaryland 355 corridor,
the complementary planned Corridor Connector
enhanced busroutes (established by the 2022
Corridor Forwardplan to re-envision portions of
the previously planned CCT;see Guiding Plans
and Policies), the Ride On Reimagined system
improvements for local bus services,the
countyads
Vision Zero initiatives are all intended to
prioritize higher-capacity transit services over
single-occupancy vehicleinfrastructure. These
investments are consistent with the promotion
and prioritization of public investment in high -
guality transit infrastructure in activity centers
and along growth corridors by Thrive
Montgomery 2050, to attract future private
investment in compact building forms.

The best long-term solution to reduce
congestion on major roadways like MD 355 and
I-270 is to reduce the number of trips taken by
solo drivers and to further invest in the
infrastructure that encourages people to bike,
walk, roll, and take public transit. Thisplan
focuseson development at transit stations,
proposes better multi-modal connectivity to
those stations, and proposes dedicated transit
lanes for new enhanced bus services This is
only one part of the wider regional approach
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Cl i mand advogacytfar o n

that is necessary toreduce traffic congestion
through a wider variety of mobility options.

Street Network

This plan provides a unique opportunity to
rethink the planned transportation
infrastructure in this portion of Clarksburg to
complete a network that aligns with Thrive
Montgomery 2050, achieve Complete Streets
design principles, and
Vision Zero policy. In addition, Thrive
Montgomery 2050 urges the county to prioritize
land use patterns that support a transportation
systemwhere walking, rolling, bicycling, and
public transit are the most practical, safe, and
attractive ways of getting from place to placefi
alternatives to travel by single-occupancy
vehicle.

The transportation recommendations in this

pojam syipport transit-oriented, compact growth

by establishing street designs that address the
needs of people who walk, bike, drive, or take
transit (consistent with Complete Streets
principles), anticipating the conversion of
general-purpose travel lanes to dedicated
transit lanes as part of a planned enhanced bus
transit route on Observation Drive, and avoiding
roads with four or more travel lanes where
possible.

Transportation recommendations also support
Thrive Montgomery 20500 s
Health and Resilience goalsto minimize
imperviousness and protect watersheds by
recommending reductions in the planned
number of travel lanes, realigning new
roadways to minimize disturbance to hillsides,
streams, and stream valleysand enhancing
environmental design of bridges to maximize
ecological function.
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To reduce dependency on automobiles and
improve the experiences of people living and
working in the Plan Area the transportation
system should prioritize the movement of
people over the movement of personal vehicles.
This can be achieved by establishing and
supporting high -quality public transportation,
proposing a new street network with reduced
environmental footprint s, and increasing
network connectivity for all modes of
transportation . The future transportation
network advanced by this plan is envisioned as
a multi-modal, activated, comfortable, and
connected system.

With the recommended completion of the east -
west Little Seneca Parkway connection over
270 and the completion of the north -south
Observation Drive connection, some existing
traffic on other roadways, such as Clarksburg
Road, Stringtown Road andFrederick Road will
utilize new routes created by these connections.
As development progresses in the area and
along Observation Drive specifically,
transportation conditions and demands are
likely to evolve. A dynamic plan for future
roadways and connectivity will be a key factor in
achieving the development density, roadway
character and multi-modal connectivity
envisioned in this plan.

A new |-270 interchange, along with as much as
7 million square feet of employment and retail
development, was anticipated in the 1994
Clarksburg Master Planat the planned overpass
of Little Seneca Parkway (then calledNewcut
Road) to provide regional access to a planned
major employment center on both sides of the
interstate; an expected northern extension of
the 1-270 Technology Corridor at the time. This
plan reevaluated the infrastructure necessaryto
support the mix of uses and the amount of
development envisioned, including the
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interchange at this location, which would be
located just one mile to the north and south
along 1-270 from two existing interchanges

(Exits 16 and 18).

To help inform and assess

transportation recommendations, current and
future scenarios in the Plan Area s
transportation network and land use
development outcomes for population and
employment were evaluated using Montgomery

Pl anningbés Travel/ 4 region:

forecasting model, which is an adaptation of the
model maintained by the National Capital
Region Transportation Planning Board for the
metropolitan Washington region. The resulting
policy areadlevel metrics provided insight into
the transportation adequacy of the Sector Plan
In addition, the Sector Plan teamretained a
transportation consultant to conduct
intersection-level traffic analysison a selection
of intersections within the Plan Areato
understand whether any transportation or land
use scenarios might cause impacts to area
intersections and might require mitigation as
development occurs.

For details on the travel modeling and
intersection-level traffic analysis conducted for
this plan, see Appendix K: Travel Analyss Results
[to be released on or before August 26, 2025,
online at montgomeryplanning.org/cgsp ].

Active Transportation

Sidewalks exist throughout the Plan Areato
support walking or rolling , although some

sectionsarer at ed by the countyds
Level of Comfort analysisasb unc omf ort abl e

0 un d e s idue & bhkirgpximity to high-
speed roadways or unprotected street
crossings, especially along Frederick Road
Stringtown Road, and Gateway Center Drive
(seeFigure 9). The triangular area at the north
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end of the Plan Area bounded by Frederick

Road, ClarksburgRoad, and Stringtown Road, is
rated o0unde sitstaekflpedéstriahu e
facilities. Redgrave Placein particular, which

leads to Clarksburg Elementary Schoolfrom
Frederick Road provides only a narrow-paved
roadway with no sidewalks at all.

Figure 9. Pedestrian Level of Comfort Map
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The Clarksburg areaenjoys an extensive
network of bikewaysand paths, due to the
numerous sidepaths and trails running along
roadways and stream valley parks, respectively.
However, many of these pathways remain
incomplete and disconnected within the Plan
Area, in part due to its incomplete street
network and natural barriers.

The Sector Plan seeks to build on the existing
network of bike facilities recommended in the
Bicycle Master Plarby expanding the network

of planned separated bikeways and completing

a significant section of one of thec ount y 6 s
Breezeway Networks along Observation Drive.
Breezewaysare designated in the Bicycle Master
Plan as part of a high-capacity network of

arterial bikeways between major activity centers,

36 CLARKSBURG GATEWAY SECTOR PLAN

enabling bicyclists to travel with fewer delays,
and where all usersd including slower moving

t byclists and pedestriansd can safely and
comfortably coexist.

This plan seeks to establishat least three safe
and comfortable opportunities to bike, walk,
and roll across 270 on dedicated facilities. In
addition, acoordinated wayfinding program will
be needed to help stitch together the system of
bikeways and walkwayswith parks, amenities,
shopping opportunities, and longer -distance
public transit services Providing more travel
choices in Clarksburg will reduce demand on
busy roadways and create a more vibrant,
healthy community where all travelers have safe
and convenient options regardless of their age,
ability, or mode of transportation.

Transportation Goals

Public Transportation

9 Prioritize and implement Corridor
Forward recommendations for an
enhanced bus service Corridor
Connector route, creating high-quality
stations that are sheltered and
comfortable and that support
opportunities for multi-modal travel.

1 Improve existing public transportation
infrastructure and operations to reflect
community needs and BRT/enhanced
bus service integration.

Street Network

9 Prioritize multi-modal accessibility and
safety, with a greater emphasis on
transit over single-occupancy vehicle
movement efficiency, while
incorporating Complete Streets and
Vision Zero design practices.
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9 Create a hierarchy of streets as an
organizing element in the Plan Areathat
serves all modes of transportation and
creates spaces for informal social
interactions.

1 Encourage lowimpact, environmentally
responsible street designs and
alignments for the envisioned multi -
modal transportation network ,
minimizing road impacts to protect
environmentally sensitive natural
resources, watersheds, and wildlife
habitats.

Active Transportation

1 Complete a network of low -stress
walking and biking paths, including
sidewalks separated bikeways, and
trails, which foster connectivity between
communities and provide s safe and
comfortable access to neighborhoods,
transit, schools, parks, and essential
amenities for users of all ages and
abilities.

Transportation Recommendations

The street network provides vital accessto
neighborhoods and community destinations,
and its characteristics influence local land uses
andac o mmu n iraveye@periences and
behaviors. However, streets should not be
designed for single-occupancy vehiclesalone.
Alternatives to driving alone are promoted in
this plan to help break the cycle of car
dependent design, which diminishes safety,
economic viability, air and water quality, and
community quality of life.

The transportation recommendations in this
plan prioritize high -quality public transportation
options and greater comfort and safety for all
modes of travel, including walking and rolling.
This plan also recommends a safe network of
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separated bikeways,sidewalks, andtrails for
biking, walking, and rolling that connects the
community to amenities, residents to each
other, and Clarksburg to its neighboring towns.

Public Transportation

1. Consider the following items as part of
the planning, design and implement the
Clarksburg-Germantown Corridor
Connector enhanced bus service

a. Locating the northern terminus of
the Clarksburg-Germantown
Corridor Connector at Clarksburg
Town Center, the Clarksburg
Premium Outlets, or near the
intersection of Gateway Center Drive
and Stringtown Road.

b. Locating enhanced bus stations at
the following locations , shown in
Figure 4: Concept Framework Plan

i. Atthe northern terminus of the
Clarksburg-Germantown
Corridor Connector route, as
determined by MCDOT and
Montgomery Planning study, to
provide interconnectivity with
the Maryland 355 FlashBRT
route.

ii. On Observation Drive Extended,
near its intersection with
Gateway Center Drive and
Shawnee Lane.

iii.  On Observation Drive Extended,
within the planned activity center
on the former COMSAT
Laboratories property, between
West Old Baltimore Road and
Little Seneca ParkwayExtended.
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2. Develop a capital improvement project
to make the following upgrades to
existing local bus services

a. Improve access to stopsnot
accessibleby walking and biking
facilities and safe street crossings
(.e,0stranded stopso)

b. Ensure stops are adequately sized
and safe places to wait, with shade
trees or coverings, comfortable
furniture, lighting, improved
wayfinding, and safe and logical
locations.

c. Coordinate with Montgomery Parks
to add a new bus stop at the
northern entrance of Black Hill
Regional Park, the intersection of
Lakewood Drive and West Old
Baltimore Road. (See alsdParks,
Open Spaces, and Recreation
recommendations.)

Linthicum Property (Tax Acct. No. 02
03409441) to complete the Observation
Drive Town Center corridor and street
design standards in the CSDG(see
Figure 10).

Figure 10 Recommended CSDG Context Area Map

Downtown
. Town Center

D Industrial

! / l:’ Caountry
e d D Suburban

Area in dashed black outline is therecommendedexpanded
Town Center context areaThe Sector PlanArea is outlined

d. Explore the feasibility of a circulator in red.

bus loop throughout Clarksburg that
focuses on local needs andconnects
with the planned enhanced bus
service routes.

3. Establisha publicly accessible parkand-
ride facility to accessthe northern
sections of the planned Maryland 355
FlashBRT route and Clarksburg-
Germantown Corridor Connector route.
Possible facility designsto explore
include: a public parking lot or garage,
dedicated parking in a private parking
lot or garage, or parking co-located with
a major community facility.

Street Network

38

4. Apply the 6Town Centerod
the Complete Streets Design Guidéo the

CLARKSBURG GATEWAY SECTOR PLAN

5. The final alignment and design of new
master planned streets and bridges
should:

a. Support efficient public
transportation services and active
transportation options.

b. Achieve a safe and efficient
transportation network by adhering
to protected crossing distances
established by the Complete Streets
Design Guide (See alsothe
Community Design, Streets
recommendations.)

c. Minimize impacts to forested land,
streams, stream valley lands, public
arkland, and regional water quality.
cohtext YR Vg y
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d. Respect existing topography and
minimize land disturbance and
grading.

e. Include stormwater management
elements within the public right -of-
way, such asbioretention in the
medians/buffers, trees, and/or other
best management practices.

6. Amend the Master Plan of Highways and

Transitwaysto remove or relocate
unbuilt portions of the following
roadways:

a. Relocatethe 1994 Planalignment of
Observation Drive between Little
Seneca ParkwayExtended and
Waters Discovery Lane

Note: Thisplan instead recommends
an alignment for Observation Drive
closer tothe western property line of
the Linthicum Farm property to
minimize potential adverse impacts
to stream valley buffersand avoid
reduced development potential for
the Linthicum Farm property. (See
also Transportation Recommendation
#12.)

b. Remove the 1994 Plan alignment of
Observation Drive through the
Coolbrook tributary stream valley,
between Weald Way and Roberts
Tavern Drive,and through the
Clarksburg Elementary School
property between Stringtown Road
and Clarksburg Road

Note: Do not abandon the dedicated
rights-of-way for the unbuilt portions
of Observation Drivenorth of
Shawnee Lando accommodate a
potential future bike and pedestrian
connection as paved path or natural
surface trail. (See also Transportation
Recommendation #2.)

CLARKSBURG GATEWAY SECTOR PLAN

c. Removethree Roberts Tavern Drive
segments between Gateway Center
Drive and Frederick Road.

Note: Obtain an easement or right-
of-way to accommodate a future bike
and pedestrian connection between
the eastern terminus of Roberts
Tavern Drive andDowden Station
Way. (See also Transportation
Recommendation #24.)

d. Remove the I-270 interchange
associatedwith the planned Little
Seneca ParkwayExtended.

Note: This planinstead recommends
a bridge overpass of Little Seneca
Parkway over |-270 to provide east
west connectivity.

7. Designate Observation Drive as a

Growth Corridor within the Thrive
Montgomery 2050 Corridor Focused
Growth Area, instead of Frederick Road
in recognition of the higher-density
development and Clarksburg-
Germantown Corridor Connector
enhanced bus route planned along
Observation Drive in the Plan Area

Amend the Master Plan of Highways and
Transitwaysper Error! Reference s
ource not found. and Error! Reference
source not found. . Master planned

road classifications seek to apply design
guidelines appropriate to planned
development and reflect current county
policy and best practices .g.,Complete
Streets Design GuidgVision Zero).

PLANNING BOARD PUBLIC HEARING DRARULY 2025 39



Figure 11 Master Planned Roadways Map

o>
o
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o
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==«= Clarksburg Gateway Sector Plan === Boulevard w Neighborhood Connector
@ Existing Interchange === Town Center Boulevard = |ndustrial Street

o Planned Enhanced Bus Station = = Town Center Boulevard (Planned) ===== Controlled Major Highway

- CSDG Town Center Context Area === Town Center Street E Freeway
- CSDG Suburban Context Area = = Town Center Street (Planned) Planned Activity Center Street
|:_| CSDG Country Context Area == Area Connector

Note: Final road alignment will be determined with new development or redevelopment of the site at regulatory reviewSee
typical crosssections for the lettered street segmentlentified on this map in the Complete StreetsApproach section
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Table 1 Street Classification and Right -of-Way Recommendations

Target Planned Existin Planned Planned
County g Right of . g ) Dedicated
Roadway From To e Speed _ Traffic Traffic .
Classification Way (Feet; Transit
(MPH) L a Lanes Lanes
Minimum) Lanes
Town Center Boulevard
Ga.teway Center Stringtown Road Shawnee Lane Town Center 25 105 4 2 2
Drive Boulevard
. Approx.8 0 0 &
Ot.)servatlon Shawnee Lane north of Little Town Center 25 105 0 2 2
Drive Boulevard
Seneca Parkway
Observation Approx. .
Drive (in Activity north of Little W. Old Baltimore Town Center 25 115 0 2 2
Road Boulevard
Center) Seneca Parkway
Ot.)servatlon W. Old Baltimore Waters Discovery | Town Center 25 105 0 ’ 2
Drive Road Lane Boulevard
. Frederick Road Gateway Center Town Center ) 5
Stringtown Road (MD 355) Drive Boulevard 25 120 4 2-4 0-2
Town Center Street
Observation Frederick Road Town Center
Drive (MD 355) Clarksburg Road Street 25 80 2 2 n/a
Little Seneca Fair GardenLane Lakeridge Drive Town Center 25 80 0 2 n/a
Parkway Street
W. Old Baltimore | Frederick Road . . Town Center .
Road (MD 355) Lakeridge Drive Street 25 80 2 2 n/a
Clarksburg Road | Frederick Road Ga}teway Center Town Center 25 80 5 5 n/a
(MD 121) (MD 355) Drive Street
Frederick Road Dowdens Station Town Center
lark R 2 2 2
(MD 355) Clarksburg Road Way Street 5 50 n/a
Approx. 8
Street A Shawnee Lane north of Little Town Center 25 80 0 2 n/a
Street
Seneca Parkway
Boulevard
Frederick Road Dowdens Station Little Seneca
(MD 355) Way Parkway Boulevard 35 120 4 4 n/a
Little Seneca Frederick Road .
F L Boul 12 4 4
Parkway (MD 355) air Garden Lane oulevard 35 0 n/a
Gateway Center 1-270 off ramp
Stringtown Road | = ° Y signalized Boulevard 35 120 4 24 0-22
crossing
1-270 off ramp
ClarksburgRoad | signalized I-270 bridge Boulevard 35 120 4 2-42 0-22
crossing
Area Connector
Gateway Center 500" south of
Clarksburg Road Drive Y Gateway Center Area Connector 25 80 2 2 n/a
Drive
Neighborhood Connector
i R T Neighborh
Opservatlon Stringtown Road qberts avern eighborhood o5 150° 2 2 n/a
Drive Drive Connector
Ol:?servatlon Weald Way Shawnee Lane [eisieliioed 25 70 2 2 n/a
Drive Connector
Frederick Road Neighborhood
R PI E f 2 7 2 2
edgrave Place (MD 355) nd of road Connector 5 0 n/a
Frederick Road Gateway Center Neighborhood
Shawnee Lane (MD 355) Drive Connector 25 120 4 2 n/a

CLARKSBURG GATEWAY SECTOR PLAN
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Target Planned Existin Planned Planned
County 9 Right of ) 9 ) Dedicated
Roadway From To e Speed _ Traffic Traffic .
Classification Way (Feet; Transit
(MPH) L a Lanes Lanes
Minimum) Lanes
Commercial Shared Street
) Approx. . .
Strggt A(in north of Little Little Seneca Commercial 15 70 0 2 n/a
Activity Center) Parkway Shared Street
Seneca Parkway
Notes:

1 Minimum rights -of-way do not generally include lanes for turning, parking, acceleration, deceleration, or other purposes auxiliary to through
travel. Additional rights -of-way may also be needed to accommodate master planned bicycle and transit facilities, including protected

intersections, the envelopes of transit stations, and pedestrian crossing refuges.

2|f dedicated transit lanes are accommodated for other segments of the Maryland 355 Flash BRT beyond the Sector Plarrea on Clarksburg
Road and Stringtown Road, this plan supports two travel lanes and two dedicated transit lanes within the existing right-of-way on these roads

within the Sector Plan Area. If dedicated lanes are not established beyond the Plan Areg four existing travel lanes should remain.

8 Any necessary additional right-of-way should be added from the north side of West Old Baltimore Road to avoid impacts to sensitive
environmental resources on the park property on the south side of the road.
“The existing landscaped median should remain in place to provide open space for the neighborhood.
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A Complete Streets Approach

Great streets are the foundations of great
places.Complete Streets is a design approach
that improves the safety and experience of all
road users, where street design is intuitive and
people feel comfortable crossing the street,
walking to shops, biking to school, and driving
safely. AComplete Street is inviting and safe for
all travelers and provides the most potential for

The following cross sections are developed in
accordance with the Complete Streets Design
Guide and represent master planned aypicald
roadway characteristics for streets that are
proposed to be amended in the Master Plan of
Highways and Transitwaysby this Sector Plan
and are expected to be constructed or
redesigned within the life of the plan. Final

economic vitality, civic activation, and
neighborhood connectivity.

roadway designs may vary at locations like
intersections, bus stops, bridges, and activity
centers.

(A) Observation Drive Extended o Town Center Boulevard, Typical (105-foot right -of-way)

| II " i._.i - - o g . l;'.n. (]
R _\ﬂ\_ ﬁ "

Siduvralk. Sidewalk b Drive lar Drive la Sidewalk tree  Bikelane | Bike lan Sidowalk

w

Made with Streetmix

Note: This crosssection provides forComplete Streetfacilities for all travelers along this new north-south street connection within the
Sector PlanArea, including future dedicated bus lanes to accommodate the planned Corridor Connector enhanced bus service, an east
side bicycle breezeway, and street buffers.

(B) Observation Drive Extended 6 Town Center Boulevard, within Activity Center (115foot right -of-way)

EE = HE
El = BN
Bl = s BN EE = HE
e L} ER ™= &N
| -]L i..i il e m ]
II "" = = 0 0 ”gn
I I

w e w

_\ﬂ\_

Sidmvale Sl tran BRTatatian Drwlans | Drvslbee | Buslane Sl o Bk lana | ikl Sl

Made with Streetmix

Note: This crosssection provides forComplete Streetfacilities for all travelers along this new north-south street connection that runs
through an envisioned mixeduse Activity Center within the former COMSAT Laboratories property, including a future dedicated bus lane
to accommodate the planned Corridor @nnector enhanced bus service, an eastide bike breezeway, andtreet buffers This variation
fromt he o6typical 6 Obsedionisantendedro pdvide kigherquality bicgycleand pedestrian facilities within the planned
Activity Center as well as additionalright-of-way to accommodate bus stations, extra frontage, or other activation opportunitiesThis
section ofObservation Drive isrecommended to extendnorth from West Old Baltimore to approximately 800 feet northof the planned
intersection with Little Seneca Parkwg Extended (Seealso Figure 4: Concept Framework Plarfor more on the Activity Center)
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(C) Gateway Centerd Town Center Boulevard, Typical (105-foot right -of-way)

| II i..i - - il
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Note: This crosssection provides forComplete Streetfacilities for all travelers along this existing roadway that is planned to connect with
the future Observation Drive extension. Accommodated facilities include a future dedicated bus lane for the planned CorridGonnector
enhanced bus service, an eastide bike breezeway, andstreet buffers

(D) Little Seneca Parkway Extended & Town Center Street, within Activity Center (80-foot right -of-way)

HEE = HEE

] - ]

HE = = EH EE = =R
B L ER = §mn

v II ., s rr
" ' — e — n
L ] ECEFE BN |
" k2 & z & 1z & 7 i .
Sidewalk Parking lane Drive lane Drive lane Parking lane Sidewalk Made with Stl‘eetmlx

Note: Thiscrosssection provides for two travel lanes and publion-street parking on both sides which can help relieve some of the need
for surface parking within development blocksln addition, this design allows for conversion into four travel lanes within the existing
curb-to-curb space, if needed, by removing the median and street parking.

(E) Clarksburg Road & Bridge Over 1-270 (120-foot right -of-way)

?l Il:'" e — O - w ”

Siowolk mute | Tumione v Eorts e e porn | e Stk Made with Streetmix

Note: This crosssection repurposes orstreet bike lane space within the rightof-way of this existing roadway to accommodate 20
sidepaths on both sides of the bridge, a wider shoulder, and vertical separation between people and vehicl&his is a response to
community feedback regarding the uncomfortable and unsafe experience crossing270 by walking, biking, or rolling.
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(F) West Old Baltimore 6 Town Center Street (80-foot right -of-way)

[ | X
Y |
Il il y S Y AR, .. L ]
— — - - - -
] H I i i "
h o T m m T o 10 7

q
Sidewalk Parking lane Drive lane Drive lane Parkinglane  Sidewalk tree Sidewalk Made with St reet mix

Note: This crosssection maintains two travel lanes on this existing roadway, with the potential for orstreet public parking on the north
side of the road to reduce the need for surface parking at planned development blocks. &freet facilities include an etension of the
existing sidepath on the south side of the road and a substantial sidewalk and amenity zone on the north side of the road, adjacent to the
planned Activity Center.

(G)New 0 St r e-eTownAénter Street, Typical (80-foot right -of-way)

0 & & 3 8 w w 3 & 5 0

.
Sidewalk Bike lane Parking lane Drive lane Orive lane: Bike lane Sidewalk Made with streetmlx

Note: This crosssection accommodatesComplete Streete | e ment s f or the planned central Omain st
new residential neighborhood within the former COMSAT Laboratories property. Planned street elements include alternating ssdef on-

street parking, adequate sidewalks on bottsides of the streetstreet buffers and separated bike lanes that transition into thecommercial

sharedstreet at the activity center.
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(H) New oStreet AG- Commercial Shared Street, within Activity Center (70-foot right -of-way)

Note: This crosssection accommodatesComplete Streete | e ment s f or the planned central Omain st
mixed-use Activity Center within the former COMSAT Laboratories property. Planned street elements include a cudss street level

across the entire rightof-way that helps to equalize the space for all travelers (e.g., drivers, walkers, cyclists, etc.), alternating sides of on

street parking, substantial sidewalk and amenity areas on both sides of the street, argdreet buffers. This concept represents the overall

vision within a mixed-use, dense development; however, lower density levels of development may necessitate differing access ne(@i=e

also Figure 4: Concept Framework Plarfor more on the Activity Center)

Transportation Recommendations continued: Note: The final master planned condition,
as shown in theObservation Drive 8 Town
Center Boulevard Typical and Observation
Drive 6 Town Center Boulevard within
Activity Center crosssectionsshould be
implemented once theClarksburg
Germantown Corridor Connectorroute is
fully funded for design and construction.
The interim approach should also be
applied to intersection designd
accommodating future bus turning
movements to the greatestextent
practicable.

16. Establish an interim lane configuration
for Observation Drive Extended that
allows for preservation of the full master
planned right-of-way yet allows the
street to be constructed ahead of the
future enhanced bus service. The interim
design should occupy the entirety of the
master planned right-of-way width and
include the full bridge section and bike
and pedestrian facilities at the time of
construction. The interim design does
not establish dedicated bus lanes at the
time of construction but reserves space
between the curbs to more efficiently
modify the roadway to accommodate
dedicated bus lanes in the future (see
(A/B) Observation Drive 8 Town Center
Boulevard, Typical Interim Alternative
cross-section on the next page).
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