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Abstract

Thisplancontainsland userecommendationsforretailusesin Clarksburg.Itisalimited
amendment to the approved and adopted Clarksburg Master Plan & Hyattstown Special
Study Area, 1994. It also amends The General Plan (On Wedges and Corridors) for the
Physical Development of the Maryland-Washington Regional District in Montgomery
and Prince George’s Counties, as amended.
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CERTIFICATION OF APPROVAL AND ADOPTION

This Limited Amendment to the 1994 Approved and Adopted Clarksburg Master Plan and
Hyatstown Special Study Area to allow an Exception to the Retail Staging Provisions; The
General Plan {On Wedges and Corridors) for the Physical Development of the Maryland-
Washington Regional District Within Montgomery and Prince George's Counties, as
amended; and the Master Plan of Highways Within Montgomery County, 2s amended; has
been approved by the Muntgomcl}f Cmmty Coungil, sitting as the District Council, l:-:,.r
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MONTGOMERY COUNTY PLANNING DEPARTMENT

THE MARYLAND-MATIONAL CAPTTAL PARK ARND PLANNING COMMISSRON

MCPS NO. 11-54
M-NCPPC NO. 11-12 M i

RESOLUTION

WHEREAS, The Maryland-National Capital Park and Planning Commission, by
virtue of " Article 28 of the Annotated Code of Maryland, is authorized and
empowered, from time to time, to make and adopt, amend, extend and add to The
General Plan (On Wedges and Carridors) for the Physical Development of the
Maryland-Washington Regional District Within Montgomery and Prince George's
Counries; and

WHEREAS, the Montgomery County Planning Board of The Maryland-WNational
Capital Park and Planning Commission, pursuant to procedures set forth in the
Montgomery County Code, Chapter 33A, held a duly advertised public hearing on
May 5, 2011 on the Limited Amendment to the 1994 Approved and Adopted
Clarksburg Master Plan and Hyattstown Special Study Area to Allow an Exemption
to the Retail Staging Provisions; and

WHEREAS, the Montgomery County Planning Board, after said public hearing and
due deliberation and consideration, on May 5, 2011, approved the Planning Board
Draft of the Limited Amendment to the 1994 Approved and Adopted Clarksburg
Master Plan and Hyattstown Special Study Area to Allow an Exemption to the Retail
Staging Provisions, recommended that it be approved by the District Council, and.
forwarded it to the County Executive for recommendations and analysis; and
WHEREAS, the Montgomery County Executive reviewed and made
recommendations on the Planning Board Draft Limited Amendment and forwarded
those recommendations and analysis to the District Council on May 10, 2011; and

WHEREAS, the Montgomery County Council sitting as the District Council for the
portion of the Maryland-Washington Regional District lying within Montgomery
County, held a public hearing on June 28, 2011, wherein testimony was received
concerning the Planning Board Draft Limited Amendment; and

WHEREAS, the District Council, on June 28, 2011 approved the Planning
Board Draft of the Limited Amendment to the 1994 Approved and
Adopted Clarksburg Master Plan and Hyattstown Special Study Area as set
forth in Regolution Mo, 17-188,



* NOW, THEREFORE BE IT RESOLVED, that the Montgomery :
Board and The Maryland-National Capital Park and Planning mmﬁ;,ﬁmpl?uhm,
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MI'“'M"“. Hyattstown Special Study Area together with the General Plan for
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District Council in the attached Resolution No. 17-188; and
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This is to certify that the foregoing is a true and correct i

. copy of resolution No. 11-
M%W Cumtyl‘lannmg Board of the Mmrland-ﬂuionc:l N
Capital Plalm_mgﬂumnummmthemnﬁmnmemiaﬁm:Andmun.
mwﬂmwmm,ﬁmwmﬂm Anderson,
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Dreyfuss absent, at its regular meeting held on Thursday, 7, 2011 in Silver
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This is to certify that the foregoing is a true and correct copy of Resolution #11-12,
adopted by the Maryland-National Capital Park and Planning Commission on motion of
Commissioner Squire, seconded by Commissioner Cavitt, with Commissioners Carrier,
Hewlett, Washington, Dreyfuss, Bailey, Wells-Harley, and Anderson voting in favor of
the motion and with Commissioner Presley absent, at its regular meeting held on

Wednesday, July 20, 2011, in Riverdale, Maryland.

S——

Patricia Colihan Barriey, Executid Director
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Regional Location

Introduction

The 1994 Clarksburg Master Plan & Hyattstown Special Study Area specifies that
retail development in the Town Center should precede retail development in the
Newcut Road and Cabin Branch neighborhood village centers. This Limited
Plan Amendment changes the Plan’s retail staging provisions to allow retail
development in the Village Centers to proceed, after approval of a Preliminary
Plan in the Town Center.

Timing of Retail for the Town Center and Village Centers

The 1994 Plan specifies that retail development should take place first in the mixed-
use Town Center with retail in the two village centers to “follow the development
of approximately 90,000 square feet of retail uses in the Town Center.” (1994 Plan,
page 190)

One of the Plan’s development staging recommendations further specifies,
“Retail/commercial development in the Newcut Road and Cabin Branch
Neighborhoods will be deferred, however, until 90,000 square feet of retail
uses have been established in Clarksburg’'s Town Center.” (1994 Plan, page 196)

These staging provisions must be modified if retail uses in the Clarksburg
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community are to be constructed in the near future.

Council Directive

On February 15, 2011, the Montgomery County Council directed the Planning
Department to modify the master plan work program to allow preparation of a
Limited Amendment to the 1994 Clarksburg Master Plan for the sole purpose of
considering whether to amend its retail staging provisions. The following factors
were considered in preparing the Amendment:

e reference to the 1994 Plan’s staging recommendation for 90,000 square feet
of retail in the Town Center to precede retail in the village centers (1994 Plan,
pages 190 and 196)

e while the 1994 Plan’s provisions for retail staging were to encourage a focus
on the Town Center, it appears to have had the inadvertent effect of
delaying the development of a grocery store in Clarksburg

e the Town Center developer has not moved forward with retail, including a
grocery store

e other property owners have expressed an interest in building a grocery store

e whether to allow a grocery store and potentially ancillary uses outside the
Town Center (in the village centers) to proceed

* there is currently no grocery store in Clarksburg and a strong demand exists.

Analysis

Current Development Conditions

Although the Clarksburg Master Plan and its recommendations for retail uses in
the Town Center has been approved for over 17 years, construction of the re-
tail core, including a grocery store, has not taken place. The continued delay in
implementing retail uses in the Town Center, together with market demand
for a grocery store, and the approval and readiness for retail uses for the village
centers, are all factors that warrant reconsidering the Plan’s retail staging provisions.

Purpose of the Amendment

This Amendment allows retail uses in the Newcut Road/Clarksburg Village
Center and the Cabin Branch Village Center to proceed before 90,000 square feet
of retail are built in the Town Center. The Amendment will:

* support the Plan’s overall vision
The Plan “Organizes future development into a series of neighborhoods,”
with mixed-use centers including the Town Center, and the Newcut Road
and Cabin Branch village centers with designated retail core areas (1994 Plan,
pages 16, 17, and 38). While the Plan envisioned development of the Town Center
first, the mixed-use village centers are integral components of the
Clarksburg community. The Amendment supports the Plan’s provision that
“Proposes retail and employment uses at a pedestrian scale and oriented to

APPROVED AND ADpoprTED Clarksburg Master Plan & Hyattstown Special Study Area LiMITED AMENDMENT 10



the needs of residents.” (1994 Plan, page 28)

* meet market demand for retail
A market for retail uses has been created. The Plan references a threshold of
3,500 to 4,000 households necessary to support a grocery store (1994 Plan,
page 190). This threshold has been achieved with approximately 5,200 dwelling
units built in the Plan area, and with a total of approximately 9,900 dwelling
units approved.

* allow retail development to proceed without delay

As an example, the Clarksburg Village Center's developer can’t move
forward under the Plan’s current staging requirements. The required
infrastructure for the Clarksburg Village Phase III mixed-use center is
approved and the developer is ready to move forward with a grocery store
as the anchor for a total of 109,000 square feet of neighborhood-serving retail
uses. For Clarksburg Village to proceed, a change to the Plan’s retail staging
is necessary.

e allow development of retail including a grocery store
Without modification, the Plan’s staging provisions requiring that retail in
the Village Centers proceed only after 90,000 square feet of retail in the
Town Center, will delay construction of the approved Clarksburg Village
Center and the future Cabin Branch Village Center.

* enhance the overall potential for retail
A common practice is for grocery stores to locate near each other. With
approximately 5,200 residential units already built in the Plan area,
and considering the lack of grocery stores in the immediate area,
the threshold of 3,500 to 4,000 households identified in the mas-
ter plan has been exceeded. Since approximately 9,900 residential
unts have been approved, construction of a grocery store with other
retail should prove to be an incentive for additional retail to follow.

* address the needs of residents
The majority of residents strongly believe that neighborhood-serving retail
uses in Clarksburg are long overdue.

The Amendment retains the Plan’s overall land use policies and objectives (1994
Plan, pages 16-34). It also retains the overall staging recommenda-
tions (1994 Plan, pages 186-193). The seven Staging Principles in the Plan
provide a general framework and guidance for the future staging and timing
of private development and public facilities. The Staging Principles address:

Wastewater Treatment and Conveyance Limitations

Fiscal Concerns

Coordination of Land Development and Public Infrastructure
Development of a Strong Community Identity

Market Responsiveness

Water Quality Protection

Responsiveness to the Site Location of FDA.

APPROVED AND apoPTED Clarksburg Master Plan & Hyattstown Special Study Area LimMi1TED AMENDMENT {1



The Amendment retains these staging principles with the sole exception of a change
to the timing of retail development in the Newcut Road and Cabin Branch neighbor-
hoods. It will also retain the Plan’s transportation policies and objectives and all the
recommended transportation infrastructure. The street and highway classification
system remains, as does the emphasis on pedestrian access. As stated in the Plan, the
timing of infrastructure to serve each village and mixed-use center will be determined
at the time a Preliminary Plan is approved by the Planning Board. The Amendment
therefore does not affect the Plan’s balance between land use and transportation.

The Amendmentwillretainthe Plan’senvironmental policiesand objectivesincluding:

¢ protection of Clarksburg’s natural features and stream valleys

o efforts beyond current environmental guidelines to address development
impacts on the high quality environment of Clarksburg.

Town Center and Village Centers

APPROVED AND apoprTeD (larkshurg Master Plan & Hyattstown Special Study Area LiMITED AMENDMENT 12



Amendment for Retail Staging

The following three locations for text changes amend the staging in the
Clarksburg Master Plan for the limited purpose of allowing retail in the two village
centers to proceed after approval of a Preliminary Plan for retail in the Town Center.

Text Changes to the 1994 Clarksburg Master Plan

Chapter 9 Implementation Strategies, Staging Recommendations, Staging
Principles

Principle #4: Development of a Strong Community Identity

Page 190: Add text in last sentence of Principle #4, as noted:

¢ Coordinated Residential and Commercial Development: Provide for sufficient
residential units to support Town Center retail and commercial activities.

This Plan recognizes that retail uses are critical to the vitality of a community
and can play a significant role in reinforcing the Town Center as a
central focus for the entire Clarksburg area. Once a sufficient criti-
cal mass of housing units are in place to support a retail center (retailers
indicate that approximately 3,500 to 4,000 dwelling units are needed to
support a retail development that includes a grocery store), this Plan
recommends that early retail development priority be given to the
Town Center. Retail development in the Newcut Road and Cabin Branch
neighborhoods should follow the development approval with a Preliminary
Plan of approximately 90,000 square feet of retail uses in the Town Center.

Chapter 9 Implementation Strategies, Staging Recommendations, The Staging
Sequence for Private Development, Stage 3, Description

a“ 3 ”

Stage3

Description

Stage 3 includes all portions of Clarksburg that do not drain into the Ten
Mile Creek watershed, i. e., most development east of [-270 and the Cab-
in Branch Neighborhood (see Figure 54, page 215). Retail/commercial
development in the Newcut Road and Cabin Branch Neighborhoods will
be deferred, however, until 90,000 square feet of retail uses have been
approved with a Preliminary Plan in Clarksburg’s Town Center.

Chapter 9 Implementation Strategies, Staging Recommendations, The Staging
Sequence for Private Development, Stage 3, Implementing Mechanisms
Page 196: Delete and Add text after “Implementing Mechanisms” as noted:

2) Floating zone and project plan approvals are guided by Master Plan
language that recommends that retail/commercial development in the
Newcut Road and Cabin Branch Neighborhoods be deferred until 90,000
square feet of retail uses have been approved with a

APPROVED AND ADpoprTED (Clarkshurg Master Plan & Hyattstown Special Study Aréea LiMITED AMENDMENT 13



Preliminary Plan in Clarksburg’s Town Center.

The Plan Process

A plan provides comprehensive recommendations for the use of publicly and
privately owned land. Each plan reflects a vision of the future that responds to
the unique character of the local community within the context of a countywide
perspective.

Together with relevant policies, plans should be referred to by public officials and
private individuals when making land use decisions.

STAFF DRAFT PLAN is prepared by the Montgomery County Department of
Park and Planning for presentation to the Montgomery County Planning Board.
The Planning Board reviews the Staff Draft Plan, makes preliminary changes as
appropriate, and approves the Plan for public hearing. After the Planning Board’s
changes are made, the document becomes the Public Hearing Draft Plan.

The PUBLIC HEARING DRAFT PLAN is the formal proposal to amend an adopt-
ed master plan or sector plan. Its recommendations are not necessarily those of the
Planning Board; it is prepared for the purpose of receiving public testimony. The
Planning Board holds a public hearing and receives testimony, after which it holds
public worksessions to review the testimony and revise the Public Hearing Draft
Plan as appropriate. When the Planning Board’s changes are made, the document
becomes the Planning Board Draft Plan.

The PLANNING BOARD DRAFT PLAN is the Board’s recommended Plan and
reflects their revisions to the Public Hearing Draft Plan. The Regional District Act
requires the Planning Board to transmit a sector plan to the County Council with
copies to the County Executive who must, within sixty days, prepare and transmit
a fiscal impact analysis of the Planning Board Draft Plan to the County Council.
The County Executive may also forward to the County Council other comments
and recommendations.

After receiving the Executive’s fiscal impact analysis and comments, the County
Council holds a public hearing to receive public testimony. After the hearing record
is closed, the relevant Council committee holds public worksessions to review the
testimony and makes recommendations to the County Council. The Council holds
its own worksessions, then adopts a resolution approving the Planning Board
Draft Plan, as revised.

After Council approval the plan is forwarded to the Maryland-National Capital
Park and Planning Commission for adoption. Once adopted by the Commission,
the plan officially amends the master plans, functional plans, and sector plans cited
in the Commission’s adoption resolution.

Elected and Appointed Officials
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Resolution No.: 17-188
Introduced: June 28, 2011
Adopted: June 28, 2011

COUNTY COUNCIL FOR MONTGOMERY COUNTY, MARYLAND
SITTING AS THE DISTRICT COUNCIL FOR THAT PORTION
OF THE MARYLAND-WASHINGTON REGIONAL DISTRICT

WITHIN MONTGOMERY COUNTY, MARYLAND

By: District Council

SUBJECT: Approval of Planning Board Draft Limited Amendment to the Clarksburg Master
Plan & Hyaitstown Special Sudy Area

Ea mumnd

1. On May 10, 2011, the Montgomery County Planning Board transmitted to the County
Executive and the County Couneil the Planning Board Draft Limited Amendment to the
Clarksburg Master Plan & Hyattstown Special Study Area.

2. The Planning Board Draft Limited Amendment to the Clarksburg Master Plan & Hyattstown
Special Study Arca amends the 1994 Approved and Adopted Clarkshurg Master Plan &
Hyattstown Special Study Ares; and The General Plan (On Wedges and Corridors) for the
Physical Development of the Maryland-Washington Regional District in Montgomery and
Prince George's Counties.

3. On May 31. 2011, the County Executive transmitted to the County Council his hiscal analvsis
of the Limited Amendment to the Clarksburg Master Plan & Hyattstown Special Study Arca.

4. On Junc 28, 2011, the County Council held a public hearing and reviewed the Planning
Board Draft Limited Amendment to the Clarksburg Master Plan & Hyattstown Special Study
Area.

Action

The County Council for Monigomery County, Maryland, sitting as the District Council
for that portion of the Maryland-Washington Regional District in Montgomery County,
Maryland, approves the following resolution:

The Planning Board Draft Limited Amendment to the Clarksburg Master Plan &
Hyattsiown Special Study Area. dated May 2011, is approved as submitted by the Planning
Board, Planning Board revisions to the 1994 Clarksburg Master Plan & Hyattstown Special



Page 2 Resolution No,: 17-188

Study Arca arc identified below. Deletions to the text of the Plan are indicated by [brackets],
additions by underscoring,

General: All page references are to the 1994 Approved and Adopted Clarksburg Master Plan &
Hyattstown Special Study Area.

Page 190: Revise the last paragraph as follows:

This plan recognizes that retail uses are critical to the vitality of a community and can plav a
significant role in reinforcing the Town Center as a central focus for the entire Clarksburg
area. Once a sufficicnt eritical mass of housing units are in place to support a retail center
{retailers indicate that approximately 3,500 to 4,000 dwelling units are needed to support a
retail development that includes a grocery store), this Plan recommends that early retail
development priority be given (o the Town Center. Retail development in the Newcut Road
and Cabin Branch neighborhoods should follow the development approval with a
Preliminary Plan of approximately 20,000 square feet of retail uses in the Town Center.

Page 196: Revise the first paragraph as follows:

Stage 3 includes all portions of Clarksburg that do not drain into the Ten Mile Creek
walershed, i.e. most development east of 1-270 and the Cabin Branch Meighborhood (see
Figure 54, page 215). Retail'commercial development in the Newcut Road and Cabin
Branch Neighborhoods will be deferred, however, until 90,000 square feet of retail uses have
been [established] approved with a Preliminary Plan in Clarksburg’s Town Center.

Page 196: Under “Implementing Mechanisms™, revise text of 2) as follows:

2) Floating zone and project plan approvals are guided by Master Plan language that
recommends that retail/commercial development in the Newecut Road and Cabin Branch
Neighborhoods be deferred until 90,000 square feet of retail uses have been [established]

approved with a Preliminary "lan in Clarkshurg’s Town Center.

This is a comect copy of Couneil action.

i b B

Linda M. Laver, Clerk of the Couneil
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