
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This memorandum provides a summary of the public testimony and the staff response on the Burtonsville 
Crossroads Neighborhood Plan.   Worksession No. 1 will focus on the recommendations for the existing 
commercial areas.  Worksession No. 2 will focus on the recommendations for the Rural Edge properties, a 
Zoning Text Amendment to the Rural Cluster Zone, and the Design Guidelines.   

 

Summary 

 
MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.  
Date: 7/28/12 

Worksession No. 1: Burtonsville Crossroads Neighborhood Plan 

Kristin O’Connor, Project Planner, kristin.oconnor@montgomeryplanning.org  301-495-2172 
John Carter, Chief, john.carter@montgomeryplanning.org  301-495-4575 
Ki Kim, Transportation 301-495-4538 
Calvin Nelson, Urban Design 301-495-4619  
Katherine Nelson, Environment 301-495-4622  
 
 

  

John Carter, Chief 
Description 

           Completed: 06/22/12 

 

Worksession No. 1: Burtonsville Crossroads 
Neighborhood Plan (Commercial Areas) 

Staff Recommendation:  Review the public testimony 
and staff response 
 

 

mailto:kristin.oconnor@montgomeryplanning.org
mailto:john.carter@montgomeryplanning.org
Rebecca.Boone
kristin

Rebecca.Boone
New Stamp



2 

DISCUSSION 
 
The Planning Board received testimony on the Plan on June 7, 2012.  Additional letters have also been 
received (see attachments).  In the existing commercial area, the testimony from residents and property 
owners provides a clear agreement on the following key elements:  
 Allowing residential development  in the existing commercial core 
 Supporting redevelopment of the Burtonsville Crossing Shopping Center site. 
 Improving the character of MD 198 as a main street  
 Providing a new grid of local streets including a loop road 
 Supporting local businesses that are unique to Burtonsville 
 Providing public gathering spaces and recreation areas as part of a new public green 
 
 

SECTION NO. 1: GENERAL CONCEPTS 
 
This report includes two sections.  The Section No. 1 of the report summarizes the testimony and staff 
response for the following general concepts: 
 Vision 
 Land Use and Density 
 Balance of Land Use and Transportation including Public Facilities 
 Implementation 
 
VISION 
 
Testimony: 
The community strongly supports the vision expressed in the Burtonsville Neighborhood Crossroads Plan 
(page 5): “to foster the creation of a complete community designed at a scale to serve the surrounding 
area with small businesses, retail, local services, offices, residential and open spaces for local events, 
conservation, and recreation”  (Peter Myo Khim, Paul Cheakalos and Dan Wilhlim).  A new mixed-use 
vision designed at the scale of a neighborhood center is intended to reinvigorate the existing 
commercial area.  The Plan encourages infill and adaptive reuse of older commercial buildings and the 
redevelopment of aging shopping centers in the existing commercial area, while preserving 
Burtonsville’s rural and historical character at the outside edge.  

 
Staff Response:   
Retain the vision as proposed.     
Staff examined three alternatives and selected Scenario 3 to provide the most complete neighborhood 
with necessary environmental protections.   Scenario 1 was very limited in scope, and it only addressed 
one property (the old shopping center) and retained the existing commercial zoning everywhere else.  
Scenario 2 significantly expands the commercial area, allowing large scale development outside the 
existing commercial area which further degrades the water quality in the watershed.  

 
In response to comments from the Planning Board, the table on the following page represents the three 
scenarios considered during the planning and community outreach process for the Burtonsville 
Neighborhood Crossroads Plan.  
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Burtonsville Scenarios 

 Scenario 1:   
Limited scope 

Scenario 2:  
Expanded commercial area and 
increased environmental stress 

Scenario 3:  Plan 
Recommendation -   
A complete neighborhood with 
environmental protections  

Land Use and Design 
 Commercial area: 73 acres 
 Rural area: 118 acres 
 Retains existing commercial 

and rural area with limited 
land use changes 

 Limits the mix of uses 
 No transitions 
 Limits public space and 

recreation areas  
 Limits emphasis on small 

businesses and opportunities 
for local businesses 

 No site plan review 
 
Transportation 
 Provides for an access road  
 No grid of local streets with 

sidewalks 
 
Environment 
 Special exceptions allowed 

with public sewer on a case 
by case basis in the rural area 

 Limited protection of 
tributary headwaters  

 10 percent imperviousness 
 Supports cluster 

development to protect 
water quality in the rural 
area 

 Limited tree canopy 
 
Zoning 
 Rezones one shopping center 

from C-1 to the CRT Zone 
 Retains C-2, I-1, and O-M 

Zones 
 Retains the RC Zone  

Land Use and Design 
 Commercial area: 116 acres 
 Rural area:  75 acres 
 Significantly expands the 

commercial area and reduces 
the rural area   

 Expands the mix of uses 
 Provides transitions 
 Provides public space and 

recreation opportunities 
 significant expansion of 

commercial area in 
competition with the market    

 Site plan review 
 

Transportation 
 Provides for an access road 
 Provides for a grid of streets 
 Expands streets in the rural 

areas 
Environment  
 Extends public sewer for 

commercial and residential 
development in the rural area  

 Limited emphasis on 
protection of tributary 
headwaters  

 >30 percent imperviousness 
 Allows large scale 

development and further 
degradation of the water 
quality in the rural area 

 Limited tree canopy 
Zoning 
 Rezones from C-1, C-2, I-1, O-

M to the CRT and CRN Zones 
 Rezones 43 acres of the rural 

area from the RC to CRN or 
CRT Zone 
 

Land Use and Design 
 Commercial area: 73 acres 
 Rural area:  118 acres 
 Enhances the existing 

commercial area and enhances 
the existing rural area  

 Expands the mix of uses 
 Provides transitions 
 Provides public space and  

recreation opportunities 
 Supports infill and adaptive 

reuse with an emphasis on 
small businesses 

 Site plan review 
 
Transportation 
 Provides for an access road 
 Provides for a grid of streets, 

bikeways, trails and sidewalks 
 
Environment  
 Provides no public sewer 

extensions beyond the 
commercial area and into the 
rural area 

 Provides tributary headwater 
protections   

 8 percent imperviousness  
 Supports cluster development 

and forest easements to protect 
water quality in the rural area 

 Expands tree canopy  
 

Zoning 
 Rezones from C-1, C-2, I-1, O-M to 

the CRT and CRN Zones 
 Retains the RC Zone and 

reduces imperviousness in the 
rural area 
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LAND USE AND DENSITY (FLOOR AREA RATIO) 
 
Testimony:   
The testimony supported the land use and density in scale with the vision described in the Plan (Emily 
Vaias, Robert Brewer).  The business owners (Joseph Pignatero, Jessica Rodriques and Elmer Diaz) 
supported the mix of uses and the general flexibility in development standards.  The testimony also 
provided additional recommendations concerning interim development (Vaias, Brewer) and visibility for 
retail uses (Vaias, Diaz) to be summarized in more detail in the second section of this report.       
 
Staff Response:   
Retain the recommended land uses and the density (1.5 FAR) as proposed. 
 
Land Use - The Plan provides for a mix of uses including housing within the existing density of the C-2 
zoning (1.5 FAR).  The local businesses along MD 198 create a unique resource of family-owned 
businesses that serve the local market.  Known as “Restaurant Row”, these businesses will be able to 
expand and remain flexible with the changes in the market.  The aging large shopping center along 
Business 29 has the opportunity to redevelop and serve both the local and regional demand.  The land 
use opportunities that allow for a greater mix of uses, including housing that will help to transform 
Burtonsville into a complete community with amenities, gathering spaces and active recreation.   
 
Density - The Plan offers developers an increase of seven to fifteen times the existing density.   This level 
of density provides enough incentive for property owners to redevelop at a scale of a small town or 
neighborhood as proposed.   In the village center, the land use and densities allow major redevelopment 
on these larger parcels.   The land use and densities also allow adaptive reuse of the office park.   Along 
Main Street MD 198, the land use and densities proposed allow for smaller properties to expand and 
build out.  
 
BALANCE OF LAND USE AND TRANSPORTATION INCLUDING PUBLIC FACILITIES 
 
Testimony:  
The community supported a street network, parks/active recreation, school expansion, trails, and public 
facilities (Paul Cheakaolos, Dan Wilhelm, Emily Vaias, Jessica Rodriques, agencies of the County 
Executive). 
 
Staff Response:   
The transportation, schools, and public facilities are in balance with the recommendations for land use.  
 
Transportation including Road Capacity - The proposed transportation system can accommodate over 
600 additional residential units and over 670,000 square feet of additional commercial square footage. 
Based on the traffic studies approved in recent Preliminary Plans, the local area roadway system has a 
significant amount of traffic capacity which can accommodate the proposed additional residential and 
commercial developments without exceeding the applicable congestion standard for the Fairland/White 
Oak Policy Area. The State Highway Administration’s MD 28/198 Corridor Study also indicates that MD 
198 as a four-lane, major highway will accommodate significant local and regional growth.  The Study 
concludes that local intersections and the proposed roadway improvements will provide adequate 
transportation capacity to accommodate the Plan’s long-term residential and nonresidential 
developments.     
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Transportation - Street and Highway Classifications - The Plan recommends the classification of 
Business 29 and MD 198 as Major Highways, and a Business Street classification for the new Access 
Road.  The Plan also recommends a limited number of local streets to combine numerous curb cuts 
currently existing along MD 198.  The access road, the local streets, Business 29, improvements to MD 
198, the sidewalks, the bikeways, and the trails will create a connected transportation street system that 
reduces dependence on the major highways and reduces left turn vehicular conflicts. 

 
Schools - The Plan provides for the planned expansion of the existing public elementary school to serve 
the proposed residential development within the planning area and the existing development in the 
Fairland area.  MCPS supports the Plan recommendations. 
 
Public Facilities - Burtonsville is served by the Marilyn Praisner Library and the Praisner Community 
Center.  The Plan area has no existing parkland. The greater Burtonsville area is also served by two local 
parks (Burtonsville and Columbia), one neighborhood park (McKnew), and one recreational park 
(Fairland).  The approved and adopted 2005 Parks, Recreation, and Open Space Plan (PROS) and the 
Land Preservation, Parks and Recreation Plan (LPPRP) identify the need for three recreation fields in the 
Eastern County.  PROS and LPPRP estimate recreational needs by broad planning areas to the year 2020. 
The provides for a complete community by including active recreation, public gathering and 
conservation connected by a system of sidewalks and trails.  An additional map will be provided to 
locate the public facilities outside the Plan area and connections. 

 
IMPLEMENTATION  
 
Testimony:  
The testimony supported the rezoning C-2 Zone, C-1 Zone, O-M Zone, and I-1 Zone to CRT and CRN 
Zones (Emily Vasais, and Robert Brewer).  See map on page six of memo. 
 
Staff Response:    
Zoning - No change to the Plan’s zoning recommendations. 
Single use zoning dominates the existing crossroads area. This zoning does not allow a flexible response 
to the market.  The allowed office, commercial and industrial zones do not provide a mix of uses and 
public use space.  Housing is not permitted.  The standards in the existing non-residential zones provide 
significant limitations to the existing local businesses and future commercial development in 
Burtonsville as follows (page 14): 
 C-1 zone, Convenience Commercial - The narrow range of retail land uses and low building 

heights limit the ability of the Burtonsville Crossing Shopping Center to respond to market 
changes and changed regional access.  

 C-2 zone, General Commercial - This commercial zone does not permit housing, does not foster 
the creation of the open spaces needed to serve the community, does not promote infill 
development critical to existing small businesses, and does not provide a transition to the 
adjacent neighborhoods.  

 O-M zone, Office Building, Moderate Intensity - The properties in this office zone have 
substantial vacancies. Widening the range of permitted uses and providing the opportunity for 
street-oriented retail would improve the potential to lease these existing properties.  

 I-1 zone, Light Industrial - This industrial zone allows for unlimited FAR (floor area ratio) with 
building heights of 100 feet that are not in scale with the community. 
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The CRN and CRT Zones allow for additional uses and provide more flexible development standards at 
the scale of a small town or neighborhood as outlined in the Plan’s vision.  This flexibility gives small 
businesses a chance to respond to current market conditions as they are allowed small expansions 
without optional method requirements.  The proposed zoning provides a mechanism for road 
dedications, public use space and improvements to MD 198.  
 
The following are benefits of the CRT Zone on large properties in the Village Center:  
 Added public engagement through the review process that the existing commercial zones 

presently do not require 
 More certainty with density and building height 
 Requires public use space that must be accessible to the public 

 
The following are benefits of the smaller CRN Zone on properties on the south side of MD 198. The CRN 
Zone is appropriate for small, low-density areas, and it is designed to provide: 
 Flexibility for small businesses to respond to local market conditions 
 Transitions to adjacent residential neighborhoods 
 Neighborhood protections  
 Grandfathering special exception uses 
 Infill and adaptive reuse 
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Capital Improvements Program (CIP) - No change to Plan’s recommendations. 
The CIP section of the Plan is designed to support the transformation of Burtonsville from a crossroads 
to a community.  Public investment in parks, school expansions, new roads, and the approval of the 
Sectional Map Amendment to allow a greater variety of uses will encourage private property owners to 
reinvest in Burtonsville.   
 
SECTION NO. 2: SPECIFIC PLAN CHANGES 
 
To summarize Section No. 1: General Concepts of the staff report, the Plan recommends appropriate 
land use and densities, a balance between land use and transportation including public facilities, and 
implementation tools to achieve the vision of the Plan. Section No. 2: Specific Plan Changes of this 
memorandum summarizes the specific verbal and written testimony with a staff response. The following 
list identifies the primary concerns in the commercial area identified in the testimony: 
 Phasing in CRT public benefits  
 Conflicting streetscape with commercial visibility 
 Including language on trail and regional park connections/open space system 
 Proposing CRT building heights 

 
The summary of the Public Testimony and Executive Comments with staff response are attached.   Staff 
will review each item during the June 28 worksession with the Planning Board.     
 
PLANNING STEPS 
 
Worksession No. 2 is scheduled to be held on July 12, 2012.  At that time, the recommendations for the 
Rural Edge properties, a Zoning Text Amendment to the Rural Cluster Zone, and the Design Guidelines 
will be discussed.  Below is a schedule for the Plan: 
 Approval of the Staff Draft as a Public Hearing Draft   May 3, 2012 
 Planning Board Public Hearing       June 7, 2012 
 Work Session No. 1: Existing Commercial Areas    June 28, 2012 
 Work Session No. 2: Rural Areas and Zoning Text Amendment  July 12, 2012 
 Transmit Final Draft to the County Council and County Executive  July 26, 2012 
 County Council Hearing and Work Sessions     Fall 2012  
 
Attachments 
 Summary of Public Testimony 
 Summary of Comments from the County Executive 
 Correspondence 

- Peter Myo Khin, East County Citizens Advisory Board 
- Pail Cheakalos, East County Youth Advisory Board 
- Dan Wilhelm, Greater Colesville Citizens Association 
- Robert G. Brewer, Jr., Burtonsville Village Property (Katz) 
- Barry Louis Polisar, Resident of Burtonsville 
- Roni Polisar, Resident of Burtonsville 
- Montgomery County Department of Environmental Protection 
- Montgomery County Department of Transportation 
- Montgomery County Department of Housing and Community Affairs 
- Montgomery County Department of General Services 

 
M:\Burtonsville Crossroads Plan\Reports\Burtonsville Worksession No. 1koedits06192012.doc 
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SUMMARY OF PUBLIC TESTIMONY 

BURTONSVILLE CROSSROADS NEIGHBORHOOD PLAN 
 

Plan Issue and  
Location 

Public  
Testimony 

Staff 
Response 

Board 
Action 

1. General Comments Peter Myo Khin, East County Citizens Advisory 
Board (ECCAB) 
Strongly supports the Neighborhood Plan as 
proposed without changes.  The community outreach 
was outstanding.  The Plan is badly needed.  
Important feature to be retained include:  MD 198 
improvements, connecting streets, access road, open 
space for public events, density and building height in 
the commercial area, and prosed zoning changes. 
 

 
 
Retain the language in the Plan.  

 

2. General Comments Paul Cheakalos, East County Youth Advisory 
Committee 
Strongly supports the Neighborhood Plan.  Important 
features to be retained that address the concerns of 
the youth in the area include: 
 Sidewalks, trials, bikeways, and transit options to 

improve connections for non-automobile drivers 
 Public places for youth, families, and all members 

of the community can gather community 
gathering  

 Supports the public green for recreation and 
gathering as well as the public use spaces that 
could be provided as part of the redevelopment 

 More amenities that support the businesses 
This group noted the outstanding outreach and 
appreciated the opportunity to participate in the 
planning process (see attached letter). 
 

 
 
Retain the language in the Plan, but include 
additional text and graphics that identifies the 
location of the nearby public library, recreation 
center and park facilities, and the trail and 
sidewalk connections from within the Plan area 
that will connect to these nearby public facilities. 

 

3. General Comments Dan Wilhelm, President 
Greater Colesville Civic Association 
The Plan accurately reflects and addresses the 
experience of the Colesville Civic Association.  Minor 
corrections to the maps on page 12 and 28 are 
proposed. Additional emphasis on the future BRT is 
also recommended.  Additional grocery stores should 
be included in the regional retail context map and 
text.  
 

 
 
 
Retain the language in the Plan with the following 
minor additions: 
 Modify map on page 12  
 Add the following language on page 39 and 54:  
 This Plan supports a future Bus Rapid Transit 

station on the Park and Ride site.  
 Add the following text 13:  

... seventeen-thousand households have a 
choice of more than ten grocery stores within a 
three-mile drive… 
Add two bullets on page 13 
 Colesville Giant, intersection of Randolph 

and New Hampshire Avenue 
 Calverton Giant, of MD 212 and I-95 
 Food Lion, Sandy Spring Road, Laurel 
 Shop Rite, Cherry Hill, Beltsville 

 

 

4. Village Center 
Business 29 

 

Emily Vaias, Linowes and Blocker for Edens Property 
Edans Development supports the Plan, but 
recommends that the following items be addressed:    

Add the following language:  
 The CRT Zone specifically allows for the phasing 

of public benefits and the Planning Board 
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Plan Issue and  
Location 

Public  
Testimony 

Staff 
Response 

Board 
Action 

The Plan allows the 
existing single-use 
shopping center and 
surface lots to be 
redeveloped into a 
mixed use 
neighborhood (page 
39). 

 Provide additional guidance for short term and 
long term development  

 Allow pad sites in the short term 
 Public use space in the short term may not be 

needed 
 Allow streets to be public or private 
 Address the need for visibility for signage and 

retail businesses along Business 29 
 Provide flexibility to allow tall buildings along 

other areas in addition to along National Drive  
 Address the limits of 130,000 square feet in the 

approved Preliminary Plan 
 Support potential joint use with park-and-ride lot 

 

should consider options for phasing public 
benefits and/or amenities commensurate with 
the size and scale of development so as not to 
have the cost of providing public benefits make 
the interim development financially infeasible.  
Allow for interim development that does not 
compromise the Plan’s objectives and 
recommendations.  The Plan recognizes that in 
the short term not all the public facilities and 
amenities such as significant public use space 
will be implemented.  Each project should 
implement public facilities and amenities 
appropriate to the level of additional 
development (page 40). 

 Add the following bullets (p. 39): 
- streetscape will allow signage and retail 

shops to be visible from Business 29 
- tallest buildings should be located away 

from existing residential development 
 Support joint use of the park-and-ride (p. 41) 
 Local streets may be public or private (p. 56) 
 Add bullet on page 40:  

Allow for interim development that does not 
compromise the Plan’s ultimate objectives and 
recommendations if it provides for growth 
opportunities for existing businesses.  
 

5. Business 29 Village 
Center 

Joseph Pignatero, Restaurant Business Owner 
Supports the Plan and recommends approval as soon 
as possible to address immediate need for new 
stores.   Consider improving connections to the park 
and ride lot. 
     

 
Retain the language in the Plan 

 

6. MD 198 Main Street 
North 

Robert Brewer, Lerch, Early and Brewer for Katz 
Properties 
Generally supports the Plan especially the following 
recommendations already included: 
 Economy, design and connectivity including the 

access road and local streets 
 Providing mixed-use zoning that allows for multi-

family housing 
 improving the character and reducing the speed 

of traffic on MD 198    
Recommends the following changes:  
 Consider increasing building height from 65 to 70 

feet along the north side of MD 198 
 Address the needs of short term as well as long 

term redevelopment 
(See the attached letter) 
 

 
 
Retain Plan language for connectivity, mixed-use 
zoning, and improving the character of MD 198. 
 
Retain the recommended building height of 65 
feet along the north side of MD 198. 
 
Provide additional language on page 36 to address 
short term and long term redevelopment (see 
previous recommendation for the Village Center) 
such as:  Allow for interim development that does 
not compromise the Plan’s ultimate objectives and 
recommendations if it provides for growth 
opportunities for existing businesses 
 

 

7. MD 198 Main Street 
North 

Jessica Rodriques, Business Owner, Cuba de Ayer 
(Restaurant) 
Supports the Plan including: 
 Flexibility of the new zoning for business owners 
 Diversity of land uses 
 Provisions for housing 

 
 
Retain the language in the Plan including the text 
on p. 41 that recommends improving the 
pedestrian access to the park-and-ride lot. 
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Plan Issue and  
Location 

Public  
Testimony 

Staff 
Response 

Board 
Action 

Concerned with improving connection transit for 
workers including the to the park and ride lot for 
workers. 
  

 

8. MD 198 Main Street 
North 

Elmer Diaz, Business Owner (Restaurant) 
Supports the Plan that makes Burtonsville a 
destination and focal point of the area. 
Concerned with the following: 
 Limiting parking in front of buildings in the short 

term 
 Streetscape that reduces visibility to retail shops 

from MD 198 
 
 
 

 
Retain the language in the Plan that allows parking 
in the front in the near term (p. 29), and (bullet, p. 
19) 

 

9. Rural Properties in 
the Patuxent 
Watershed 

James Putnam, Patuxent Watershed Protective 
Association, Inc. 
Supports the use of the RC Zone to protect natural 
resources and the eight percent impervious limit 
proposed in the Plan.  The Patuxent watershed is part 
of the drinking water supply for three counties and a 
critical resource.  Mistakes in development are not 
easily corrected.  The Patuxent River is an 
endangered resource.  Adjacent properties have 
already been protected through purchase and 
easement.  Imperviousness is a critical element of 
protecting this resource especially in the headwaters.  
 
Concerned about pollution of the reservoir pollution.  
650,000 people drink the water.  Tributaries to the 
Rocky Gorge Reservoir are extremely sensitive.  
Three tributaries of the Rocky Gorge Reservoir 
originate in the Burtonsville rural property area.  A 
proven connection exists between reducing 
imperviousness and high water quality. 

 
 
Retain the language in the Plan 

 

10. Rural Properties in 
the Patuxent 
Watershed 

Gene Krouse, Tiber Hills Civic Association 
(19 Homes along Dustin Road) 
Strongly endorses the recommendations for the rural 
areas in the Plan including the following: 
 Confining the development to the existing 

commercial areas and away from the rural areas 
especially the northern properties 

 Rural Cluster Zone to preserve the natural 
features 

 Impervious limit of eight percent 
Supports the recommendations to improve the 
character of MD 198 
 

 
Retain the language in the Plan 

 

11. Rural Properties in 
the Patuxent 
Watershed 

Barry Louis Polisar, Property Owner/Northern 
Properties 
As a property owner, strongly endorses the 
recommendations for the rural areas including the 
use of the RC Zone, a limit on imperviousness, and no 
sewer to protect the critical watershed. Supports 
sensitive zoning for the commercial area that is 
suffering from low vacancy rates.    

 
 
Retain the language in the Plan 
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Plan Issue and  
Location 

Public  
Testimony 

Staff 
Response 

Board 
Action 

12. Rural Properties in 
the Patuxent 
Watershed 

Roni Polisar, Property Owner/Northern Properties 
The existing commercial area with vacant stores 
should be the focus of development instead of the 
rural areas located north of the PEPCO power lines.  
The area is not only the space between two 
highways, but it serves as the rural/residential 
entrance to the Dustin Road community.  The area is 
presently rural in character and serves as an 
important protective buffer for the Patuxent River 
Reservoir.  Strongly endorses the recommendations 
in the Plan. 

 
Retain the language in the Plan 

 

13. Rural Properties in 
the Patuxent 
Watershed 

Tom Norris, Resident 
Does not support the recommendations for the 
northern properties.  Recommends additional 
density to support the businesses including senior 
housing, townhouses and churches adjacent to the 
PEPCO Power lines without a limitation on 
imperviousness. 

 
Retain Plan language including the use of the Rural 
Cluster Zone (RC) to preserve natural features and 
the impervious limitation of eight percent. 

 

14. Rural Properties in 
the Patuxent 
Watershed 

Mike Nagy, Attorney for Some of the Northern 
Properties Adjacent to the PEPCO Power lines 
Does not support the recommendations for the 
northern properties (35 to 40 acres).  Recommends 
the following: 
 in the Northern properties 
 Approved standards and guidelines for the 

Primary Management Area of the Patuxent River 
Watershed do not apply 

 Need more housing to support the plan 
 Zone for Residential Townhouses (RT-6) to 

include approximately 250 dwelling units 
 Housing could be constructed in the short term 
 Low impact design standards within the RT-6 

density would limit the impact on the Patuxent 
Watershed   

 RC Zone applied in 1997  
 One of the headwater tributaries is cut off by US 

29 with culvert pipes  
 Roof tops could include 20-25 impervious area 

reforest edge  
 A 50 feet wide area of 6-8 acres could include of 

reforestation on the back    
 
 
 

 
 
Retain Plan language including the use of the Rural 
Cluster Zone to preserve natural features and the 
limitation eight percent limit on imperviousness. 
 
Increasing the density and imperviousness to 
accommodate townhouses is not appropriate in 
for the Patuxent River Watershed.    
 
Add the following language to page 46:   
Land uses that limit imperviousness to eight 
percent that do not need public sewer are 
appropriate.  The recommended RC Zone with the 
impervious limit provides for preservation of 
natural features and protections for the headwater 
tributaries of the Patuxent Watershed.  
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SUMMARY OF COMMENTS FROM THE COUNTY EXECUTIVE 
BURTONSVILLE CROSSROADS NEIGHBORHOOD PLAN 
 

Plan Issue and  
Location 

County Executive  
Agency Comments 

Staff 
Response 

Board 
Action 

15. Zoning Park and 
Ride Lot: Village 
Center Business 29  

 
Park-and-ride lot: from 
O-M to CRT (p. 41) 

County Executive - DEP: Roylene Roberts    
Identified the RC portion in the park-and-ride lot as 
being State-owned.  
 
Map 17: revise the boundary for property #3 to 
include the RC (State-owned) portion of the park-
and-ride lot. 

Revise the heading to state, “Park-and-ride lot: 
from O-M and RC to CRT . . .” [The RC portion is 
the State-owned section of the park-and-ride lot] 
Revise Map 17, p. 41 to identify the boundary for 
property #3 to include the RC (State-owned) 
portion of the park-and-ride lot. 

 

16. Historic 
Preservation: Rural 
Edge, Burtonsville 
Fire Tower 

The fire tower is 
highlighted as a steel 
frame structure built in 
the 1930s/p. 44 

County Executive - DEP:  
Revise text to add to the inset box on page 44 about 
the Burtonsville Fire Tower regarding its local historic 
preservation status including its Locational Atlas ID 
number (15-66) and status, and when/whether it will 
be evaluated for inclusion in the MP for HP or 
removed from the Locational Atlas.  Evaluation 
should be done as part of this planning process, as a 
comprehensive Neighborhood Plan. 
 

Retain master plan language. 
Staff recommends no designation on the Atlas or 
the Master Plan of Historic Preservation and 
therefore recommends no change to the Plan. The 
Plan recognizes that the fire tower did not receive 
designation on the Locational Atlas. The Plan 
recommends that a designation of the fire tower 
on the National Register of Historic Places be 
considered.  

 

14. Environment: 
Sewer service 

p. 46 

County Executive - DEP:  
The Water and Sewer Plan contains policies that can 
open the door to limited public sewer service. If the 
intention is to completely restrict public sewer 
service from this area, then it is suggested that a new 
bullet recommendation be added that makes this 
absolutely clear, such as “no public sewer service for 
any use”  

Add language in a new bullet on page 46: as 
follows: 
 
“no public sewer service for any use” 

 

15. Environment: 
Zoning 

 

 

 

 

County Executive - DEP:  
This section recommends the use of the cluster 
option under the RC Zone to support open space 
preservation and water quality. Is it possible to 
create a “cluster” development plan on a parcel of 
less than 10 acres? Only one existing parcel contains 
10 or more acres (at 11.14 ac). Does this 
recommendation need to also encourage 
agglomeration of parcels in order to effectively use 
the cluster option?  

 
Retain the language in the Plan.  The RC (Rural 
Cluster) Zone will limit imperviousness to eight 
percent.  On the Mangum Property (30.8 acres), 
the cluster option could be used to preserve 
important streams and forest.   

 

16. Implementation - 
Zoning – Cluster 

p. 52 

County Executive - DEP:  
Page 52: The section on RC and RE-1 Zones also 
recommends cluster development to preserve 
environmentally sensitive resources. Does this 
recommendation also need to encourage 
agglomeration of parcels in order to effectively use 
the cluster option in the RC Zone?  
 
 
 
 
 
 

Add text: Cluster development is encouraged on 
the Mangum Property to preserve the streams and 
forest p. 47.  

 

17. Implementation – 
Water and Sewer 

County Executive - DEP:  
The Sewer and Water section needs to be stronger to 
put to rest any interest in sewer-supported 

Staff supports strengthening the language with the 
following language: “This Plan supports the use of 
community (public) water and sewer service and 
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p. 59 development in the Rural Edge, particularly for the 
properties north of the PEPCO right-of-way. In 
addition, this plan should include a reference to the 
County’s Comprehensive Water and Sewer Plan and 
its service policies.  

the use of individual, on-site systems (wells and 
septic systems) consistent with the service policies 
included in the County’s Comprehensive Water 
Supply and Sewerage Systems Plan. Further, this 
Plan recommends against the provision of public 
sewer service for Rural Edge properties under any 
circumstances, other than for the relief of 
documented public health problems.” 

18. Environment: 
Water and Sewer 

County Executive - MCDOT: Bob Simpson  
The Sewer and Water section needs more details; it 
cannot simply “confirm” recommendations in 
another plan, but must spell out what they are and 
how they apply to the different land uses, densities, 
and population increase envisioned in this Plan. Also, 
the name of the agency providing public water to this 
area, the source of that water, the location of that 
water treatment facility, and an assessment of 
whether the water supply will be adequate for the 
forecasted population increase all need to be added 
to this section.  
 
MCDOT supports adding more details such as “the 
study area is located along the border between a 
Class I Watershed (generally north of MD 198) and a 
Class IV SPA Watershed (generally south of and 
including MD 198). “  Staff should provide language 
on how this affects curb and gutter along any 
proposed roadways. Section 4933(i)(1)(1)(A) of the 
County Code specifies that curb and gutter must not 
be installed in a Class IV watershed unless an 
exception is granted by DPS. 
 

 

See added language for #17 above.  

In the Water and Sewer section, the following text 
will be added to page 59:  
WSSC (spell out) is the name of the agency 
providing public water to this area and the location 
of the water treatment facility is the Blue Plains 
Treatment Facility located in Washington, DC.  
 

 

The Plan area is not in an SPA therefore there is no 
need for County Code language on curb and gutter 
for roadways within the Plan area. 

 

19. Transportation – 
bikeways 

Map 25 and Table 7 

County Executive - MCDOT:  
The Plan does not mention bikeway PB-41 as shown 
in the Fairland Master Plan. If that bikeway is being 
retained by this Plan, it should be shown on Map 25 
and displayed on Table 7. If it is being deleted by this 
Plan, there needs to be text added which specifically 
notes this deletion.  
 

Staff recommends PB-41 be identified on Map 25 
and on Table 7 in the Plan for a bikeway along the 
Pepco transmission line (to connect to Ednor Road 
to the west and Gunpowder Road to the east) 

 

20. Transportation - 
bikeways 

County Executive - MCDOT:  
Disagrees with the realignment of bikeway SR-53 
onto “Business 29”; believes SR-53 should stay on the 
shoulders of US 29 as the Countywide Bikeways 
Functional Master Plan shows. Requests that 
Business 29 should have a new, dual bikeway shown 
on it. This dual bikeway would combine the off-road 
shared use path originally called for as bikeway PB-66 
in the Fairland Master Plan, plus the on-road 
shoulders already existing along much of Business 29. 
Therefore Table 7 should be modified to delete SR-53 
in the Route column and replace it with a new DB 
number, and delete signed shared roadway from the 
Bikeway Type column and replace it with “Dual 
bikeway of shared use path and shoulders”. The 

Staff recommends confirming SR-53 on US 29 and 
identifying a new dual bikeway number (originally 
called PB-66) on Business 29.  
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shared use path already exists along the west side of 
Business 29 at the Burtonsville Town Square 
frontage.  
 

21. Transportation - 
bikeways 

County Executive - MCDOT:  
MCDOT disagrees with having Bike Lanes as the 
Bikeway Type for LB-1. The design standard 
envisioned for this business street does not include 
bike lanes. It should be a signed, shared roadway 
instead.  

Staff agrees to provide a SR number for the 
proposed access road. 

 

22. Design – Façade 
Improvements 

Reads: “Two buildings 
have received façade 
improvements, with 
two more to follow in 
the second phase”(p. 
27). 

County Executive - DHCA: Roylene Roberts 
DHCA is in negotiation with the property owners. 
DHCA cannot unequivocally commit to the number of 
successful negotiations at this time.  

Change language on page 27 to:  Two buildings 
have received façade improvements, with 
potentially additional facades improvements”. 

 

23. Design – Façade 
Improvements 
 
As reads: “This program 
along with the 
associated Signage 
Easement Program 
provides changes to an 
existing building 
exterior, signage, 
lighting, landscaping 
and maintenance./p. 27 

County Executive - DHCA:  
Concerned about the language used by staff to 
describe the signage easement program.  

Change language to: “This program along with the 
associated Signage Easement Program provides an 
incentive for property owners who improve an 
existing building exterior, signage, lighting, and 
landscaping in exchange for a long-term easement 
and commitment to maintain the improvements.” 

 

24. Economy  

DHCA:  As reads: 
“According to the 
Department of Housing 
and Community 
Development’s 2002 
Market Study”/p. 15 

County Executive - DHCA:  
Name of the study is identified incorrectly. 

Change language on p. 15 to “According to the 
Department of Housing and Community Affairs’ 
2007 Market Study” 

 

25. Department of 
General Services 

County Executive - DGS: Greg Ossant 
Supports the Plan and looks forward to continued 
review and collaboration.  

Retain language in Plan  
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