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Roadway changes with circle(s) 
 
The option to add one or more traffic circles as an alternative to maintaining the existing signalization pattern was 
identified.  Two potential traffic circle locations were offered: one at the intersection of MD Route 198 and Old 
Columbia Pike, and a second at the intersection of MD Route 198 and the school access road.  Like the other 
roadway cross-cutting option, MD Route 198 would be widened under this option to accommodate a center median 
with left turn lanes. 
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Overall core area plan 
 
Finally, improvements for the overall Focus Area were identified as options for public review and evaluation.  
Improvements suggested included the addition of new industrial buildings fronting MD Route 198 to instill more of a 
village character to the eastern section of the Focus Area.  Enhanced connectivity was also emphasized through 
this option, with a number of bikeways and sidewalk improvements delineated throughout the Focus Area. 

 
 
 
 
 
 
 
 
 
 
 



Burtonsville Community Legacy Plan 
Montgomery County, MD 
 
 

67 
 

 
Scenarios Evaluation 
 
In order to assess the pros and cons of each scenario identified, the four scenarios were analyzed by the consultant 
team with respect to a number of key parameters: 
  

1) Consistency with community goals 
2) Preservation of assets and amenities 
3) Compliance with the Fairland Master Plan 
4) Benefits to businesses 
5) Market and community support 

 
In addition to analysis of these key items, a preliminary, qualitative public benefits assessment was prepared for 
each scenario. 
 
Maintenance/Update 
 
Consistency with community goals – community members appreciated this scenario’s potential to improve 
aesthetic appeal, but many expressed concern that this scenario would not result in the village center character they 
have envisioned 

Preservation of assets and amenities – this scenario could help retain existing businesses, since rents would be 
less likely to rise than if new buildings are developed under the other scenarios 

Compliance with the Fairland Master Plan – this scenario maintains retail uses along MD Route 198 as called for 
in the Master Plan, and by introducing streetscape improvements and relocating parking, creates more of a Main 
Street appearance along this corridor as envisioned in the plan 

Benefits to businesses – the streetscape, sidewalk, signage, and façade improvements called for under this 
scenario would increase the appeal of Burtonsville to retail patrons, offering the potential for increased sales to 
existing businesses.  However, the relocation of parking to the rear of retail buildings could initially discourage 
customer traffic if not mitigated through enhanced signage and way-finding to direct shoppers to these spaces 

Market and community support – the existing retail space that would remain under this scenario is supported by 
current market conditions, and the community supports some of this scenario’s elements (particularly the aesthetic 
improvements and the chance to retain existing businesses) 
 
Commercial Only 
 
Consistency with community goals – this scenario met some of the public’s stated goals regarding the creation of 
a village center, with its provision of a focused cluster of retail stores and restaurants and a community gathering 
space.  However, many residents raised concerns regarding whether or not the gathering space would be used, 
since rear parking lots divided the buildings from the gathering space. 

Preservation of assets and amenities – this scenario would preserve the commercial only current character of the 
Burtonsville revitalization area, but could potentially raise rental rates for businesses in order to allow property 



Burtonsville Community Legacy Plan 
Montgomery County, MD 
 
 

68 
 

owners to recoup the costs of redevelopment.  Increased rental rates carry with them the potential dislocation of 
small and independent businesses that many residents view as key assets in Burtonsville. 

Compliance with the Fairland Master Plan – this scenario is consistent with the Master Plan’s recommendation for 
a commercial Main Street along MD Route 198 (which did not include housing). 

Benefits to businesses – this scenario would maintain strong access and visibility for businesses along 198, and 
should enhance customer visitation by creating a more appealing and safe environment within which to shop and 
dine.  However, the potential for increased rental rates is a key challenge to maintaining existing small and 
independent businesses. 

Market and community support – while many community members may support this scenario, the free market may 
not support its implementation.  Property owners may not be willing to demolish and rebuild to a low-density if they 
are not able to increase rental rates enough to cover their development costs. 
 
Residential Only 
 
Consistency with community goals – many community members felt that out of the four scenarios, this one 
satisfied the fewest least community goals.  The scenario does not offer a rural/low-density character, does not 
bring retail goods and services to the area, and would result in mostly private spaces rather than community 
gathering spots. 

Preservation of assets and amenities – this scenario would not preserve existing businesses or commercial/rural 
character, both of which were frequently noted as community assets. 

Compliance with the Fairland Master Plan – of the four scenarios, the residential only scenario is the least 
consistent with the recommendations of the Master Plan for a commercial Main Street along MD Route 198. 

Benefits to businesses – this scenario would be most disruptive to existing businesses, forcing the relocation of 
those operating along MD Route 198. 

Market and community support – because of the higher-density and reduced parking requirements associated with 
this scenario, property owners may view it as a potentially more feasible redevelopment opportunity than 
demolishing and rebuilding low-scale commercial uses, particularly over the mid- to long-term, when the residential 
market recovers from its current downturn.  However, this scenario faces potentially strong community opposition 
and is contrary to the recommendations of the Fairland Master Plan, both of which limits its feasibility for 
implementation. 
 
Mixed-Use 
 
Consistency with community goals – this scenario met some expressed community goals in that it would bring 
day and evening activity to the Burtonsville revitalization area, offer village center character, and provide a 
gathering place.  However, some community members were concerned with the level and scale of housing included 
in this option, stating preference for more commercial uses and limited new residential units 

Preservation of assets and amenities – this scenario offers the potential to preserve the small and independent 
business climate many community members cited as strong assets, particularly with the provision of live-work units 
(which could be occupied by small and entrepreneurial businesses) 
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Compliance with the Fairland Master Plan – this scenario maintains the retail Main Street along MD Route 198 
envisioned in the Master Plan, but adds housing that was not originally envisioned in the plan 

Benefits to businesses – the addition of new residents along MD Route 198 would offer a captive customer base 
for goods and services; the introduction of aesthetic improvements and pedestrian enhancements along 198 would 
also enhance the shopping experience of existing customers, supporting more frequent visits to the businesses 

Market and community support – this scenario’s addition of residential uses offers a stronger incentive for 
redevelopment and addition of new commercial buildings than the commercial only scenario, and was met with 
moderate community support (with the potential reduction in the scale and density of housing a top concern of 
several community members) 
 
Qualitative Benefits by Scenario 
 
Potential changes to property values (and associated tax revenues), retail sales productivity (and associated tax 
revenues), and jobs (and associated personal income) were identified by scenario in a qualitative sense based on 
the development program identified.  In general, the commercial only scenario offers the best potential for enhanced 
retail sales productivity and jobs retention, while the residential only scenario offers the lowest potential to enhance 
retail sales and preserve jobs. 
 

Benefits by Scenario 
Scenario Public & Private Benefits 

Ranking by Scenario* 
Name &  

Development Program 
Property Values & 

Tax Revenues 
Retail Sales & Tax 

Revenues 
Jobs & Personal 

Income 
Maintenance/Update 

80,000 SF Comm. 
4 2 2 

Commercial Only 
80,000 SF Comm. 

3 1 1 

Residential Only 
205 Dwelling Units 

1 4 4 

Mixed-Use 
132 Dwelling Units  

(includes 12 Live-Work) 
20,000 SF Comm. 

2 3 3 

*1 = most benefit, 4 = least benefit 
 
In contrast, the residential only scenario offers strong potential for enhanced property values because of the higher 
density afforded under this scenario, as does the mixed-use scenario. 
 
 
 
 


