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Description 

Request for Conditional Use approval and Forest Conservation Plan to construct and operate a Cable 

Communications System (Data Centers) and a Public Utility Structure (Battery Storage) in the IH 

Zone. The Applicant is seeking a general approval for the proposed uses at this time. The Conditional 

Use will be modified to provide additional details at each phase of development with an associated 

Site Plan.  

No. CU202413 
Forest Conservation No. 
F20240620 
Completed: 08-23-2024 
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Planning Staff 

 Mark Beall, Zoning Planner IV, Mark.Beall@montgomeryplanning.org , (301)495-1330 

 Patrick Butler, Chief, Patrick.Butler@montgomeryplanning.org , (301)495-4561 

 

 

 

LOCATION/ADDRESS 

North of Martinsburg Road and West of 

Darnestown Road, Dickerson 20842 

MASTER PLAN  

1980 Preservation of Agriculture & Rural Open 

Space Functional Master Plan 

ZONE 

IH- Heavy Industrial & AR- Agricultural Reserve 

(proposed Conditional Use work is in the IH 

zone only) 

PROPERTY SIZE 

758 Acres 

APPLICANT 

Terra Energy LLC 

ACCEPTANCE DATE 

December 27, 2023 

REVIEW BASIS 

Chapter 22A & 59 

HEARING EXAMINER PUBLIC HEARING 

October 3 & 4, 2024 

 

 

Summary: 

 

Summary: 

Ӣ Staff recommends approval of the Conditional Use for 
a Cable Communications System (Data Centers) and a 

Public Utility Structure (Battery Storage) with 
conditions and transmittal to the Hearing Examiner. 

Ӣ Staff recommends approval with conditions of the 
associated Forest Conservation Plan. 

Ӣ The Subject Site has a decommissioned Pepco power 

plant and associated substations under an existing 

Special Exception (S-235). 

Ӣ The Applicant is seeking a general approval of the 

proposed uses at this time. If the Application is 

approved, the Applicant will modify this Conditional 

Use application and provide more detailed site plans 
with each phase of the Project, subject to the Hearings 

#P9EAF=JӐKdetermination of a Major or Minor 
Modification. 

Ӣ Staff has not received any public correspondence as of 
the date of this Staff Report. 
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EXECUTIVE SUMMARY 

The Property consists of an existing decommissioned Pepco coal fired power plant, coal storage area, 

and multiple substations. The Conditional Use application will cover the Property consisting of 758 

acres, but the Applicant is only utilizing 292 acres at this time, mainly in the IH zoned portion of the 

Property. The Property has CSX railroad tracks traversing throughout. The Applicant is proposing two 

uses with this Application: Data Centers, which fall under the Cables Communications System use, 

and a Battery Energy Storage System (BESS), which falls under the Public Utility Structure use per 

definitions in Chapter 59, the Zoning Ordinance. The interpretation for these uses have been 

confirmed by Department of Permitting Services Zoning Section (Attachment F). 

The Applicant is requesting a general approval for the uses with this Application for contracting and 

finance purposes. If the Conditional Use is approved, the Applicant will file more detailed site plans 

and modify the Conditional Use as needed with each phase of the project. The submitted plans show 

three Land Bays for the proposed future development. The detailed plans will address parking, 

lighting, and landscaping for each Data Center and BESS, and each phase will be required to submit a 

Final Forest Conservation Plan for area within each phase. The Property is large enough to be able to 

meet all the requirements for parking, lighting, and landscaping within all the proposed Land Bay 

areas and not affect the surrounding neighborhood.   
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SECTION 1: RECOMMENDATIONS AND CONDITIONS 

 

CONDITIONAL USE NO.CU202413 

Staff recommends approval of Dickerson Power Plant- Terra Energy LLC Conditional Use No. 

CU202413, for a Cable Communications System (Data Centers) and Public Utility Structure (Battery 

Storage), subject to the following conditions: 

 The use is limited to Cable Communications System (Data Centers) and Public Utility Structure 

(Battery Storage). 

 The Applicant must record all plats in the Montgomery County Land Records prior to issuance 

of any building permits by the Department of Permitting Services (DPS). 

 New structures and proposed uses are limited to the Industrial Heavy (IH) zoned portion of the 

Property only.  

 Utility connections are permitted in the AR zoned potion of the Property as shown on the 

Conditional Use Plan. 

 The use of generators is for emergency backup power. Generators are not to be used as 

supplemental power if the applicant cannot receive enough power from the grid or the battery 

storage facility.  

 Maximum of 85 employees are permitted onsite at one time. 

 Prior to issuance of any building permit associated with this approval, the existing Special 
Exception (S-235) will need to be modified to remove the areas within this application from 

the existing approved Special Exception. 

 The Applicant must contact DPS Zoning for a preconstruction meeting prior to any work being 

performed with each phase of the project. 

 The Applicant must modify Conditional Use CU202413 with each phase to provide detailed 
plans including but not limited to buildings, parking lots, grading, landscaping and lighting, 
and refinement of the Forest Conservation Plan with each phase of the Project. The 

determination of whether the subsequent modifications qualify as a Major or Minor 

Modification of Conditional Use CU202413 will be made by the Hearings Examiner. 

 

 

FOREST CONSERVATION PLAN F20240620 
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SECTION 2: NEIGHBORHOOD & SITE DESCRIPTION 

 

VICINITY 

The Subject Property outlined in Figure 1 in the red dashed line is located at the intersection of 

Martinsburg Road, Darnestown Road (MD Route 28) and Dickerson Road, Dickerson, Maryland. The 

Property is located in the 1980 Preservation of Agriculture & Rural Open Space Functional Master Plan.  

 As shown in Figure 1 below, Staff defined a neighborhood for the purposes of analyzing this 

Conditional Use and its possible impacts on the character of the surrounding. Staff determined the 

neighborhood boundaries based on properties that would be most impacted by the Conditional Use. 

Since the proposed Cable Communications System and Public Utility Structure are in the middle of 

the approximately 750-acre Property, Staff limited the neighborhood to abutting and confronting 

properties. The neighborhood as defined is comprised of low-density residential development, 

agricultural uses, public utility structures, a publicly owned and operated incinerator, and a 

composting facility. The properties to the north, east and south are all zoned AR. The properties to the 

north and east consist of low-density residential development and agricultural uses. The properties to 

the south are owned by Montgomery County Government and consist of the County Incinerator and 

the County Composting Facility. The western boundary abuts the Potomac River, the C&O Canal, the 

C&O Canal tow path, and National Park Service properties. The existing Special Exception for a Public 

Utility Structure use on the Subject Property is the only Special Exception within the neighborhood 

boundary. 
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Figure 1: Vicinity Map with Staff-defined neighborhood highlighted in bold, solid blue and Subject Property outlined 

in dashed red. 

Staff identified one approved conditional use/special exception within the defined neighborhood:  

1. The Subject Property, S-235: Public Utility Structure 

 

PROPERTY DESCRIPTION 

The Subject Property (outlined in red dashed line in Figures 1 and 2) consists of 758 acres. The 

Property consists of four recorded parcels and identified by Parcel 940 on Tax Map 03-03305536 and 
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Parcels 145, 377 and 500 on Tax Map 03-00039930. The Property is located at the corner of 

Martinsburg Road, Darnestown Road and Dickerson Road. 

The Property includes a decommissioned coal fired power plant. The plant was decommissioned a 

little over four years ago. The Property also includes Pepco power transmissions lines and power 

substations. The Property has a series of CSX railroad tracks traversing through the Site. There is a 

former coal storage facility along the northwest corner of the Property. The Property also contains a 

water intake along the Potomac River as well as a water discharge. The Property contains a manmade 

white-water rapids facility that was used for training the US Olympic White-Water Rapid Team.  

The Property contains multiple forest stands. There are numerous stormwater management facilities 

and ponds throughout the Property. The Property contains numerous streams, ponds and wetlands. 

Federal Emergency Management Agency (FEMA) designated floodplains and associated 

environmental buffer traverse into the Property in a few locations along the north and west sides of 

the Property.  

 

Figure 2 Ɏ Subject Property   
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SECTION 3: PROJECT DESCRIPTION 

 
 

PROPOSAL 

 
The Applicant proposes to construct a Cable Communications System (Data Centers) and a Public 
Utility Structure (Battery Storage) on the Property. The Conditional Use work will be limited to the IH 

zoned portion of the Property. The Applicant is only proposing utility connections in the AR zoned 
portion of the Property which are permitted by right. The Applicant is proposing and requesting a 

general approval for the Conditional Uses on the Property. If the Applicant receives an approval of this 
Application, the Applicant will prepare and submit more detailed site plans and modify the 
Conditional Use as each phase is designed. The Applicant is seeking a general approval of the uses at 

this time.  

 

The Applicant is proposing three Land Bays for the proposed uses. Land Bay 1, approximately 47.44 to 

67.77 acres in size, will  consist of two Data Centers (74,122 total square feet), two Administration 
Buildings (31,070 total square feet), and two warehouses (14,772 total square feet) with associated 
parking lots which will be approximately 120 feet from the rear property line. Land Bay 2, 

approximately 28.45 to 40.64 acres in size, will consist of a Battery Energy Storage System- BESS 
(40.64 acres), a substation (46,168 square feet), an office building (900 square feet), fencing and 

associated ring road around the BESS which will be approximately 350 feet from the rear property line 
and approximately 3,400 feet from the east property line. Land Bay 3, approximately 76.26 to 108.94 

acres in size, will  consist of five Data Centers (185,305 total square feet), five Administration Buildings 
(77,765 total square feet), and five warehouses (36,930 total square feet) with associated parking lots 

which will be approximately 1,000 feet from the rear property line and approximately 2,000 feet from 
the right property line. Land Bay 3 will also consist of a power transmission substation (118.969 

square feet) and a fire safety storage area. The fire safety storage area is proposed to satisfy the future 

Fire Department Access Plan for water storage and fire apparatus setup area. 

 
The Applicant is proposing to utilize the existing water intake at the Potomac River to help cool the 

Data Centers and then exhaust the water back into the Potomac River. This process was used 

previously with the Coal Fired Power Plant. The BESS will be used to supplement the power needed 
for the Data Centers during lower power supplies from the power grid. Backup generators are being 

proposed however they will only be used during power outages and not to supplement lower power 
supply from the grid. 
 

Cable Communications System Definition (Section 59.3.5.2.A): Cable Communications System means 
an arrangement of antennas, cables, amplifiers, towers, microwave links, lines, wires, waveguides, 
laser beams, satellites, or any other conductors, converters, equipment, or structures designed, 
constructed and operated with the purpose of producing, transmitting, receiving, amplifying, storing, 

processing, or distributing audio, video, digital or other forms of electronic or electrical signals, 
programs and services in which the signals are distributed by wire or cable to subscribing members of 
the public. Cable Communications System does not include any similar system with cables that do not 
touch public rights-of- way and that serve only the occupants of a single property of land under 

common ownership or management. 
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Public Utility Structure Definition (Section 59.3.6.7.E): Public Utility Structure means a utility structure 

other than transmission lines or pipelines. Public Utility Structure includes structures for the 

occupancy, use, support, or housing of switching equipment, regulators, stationary transformers, and 

other such devices for supplying electric service or other public utilities. 

 

  

 
 

Figure 3: Proposed Site Conditions- All three Land Bays 
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Figure 4: Land Bay 1  
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Figure 5: Land Bay 2 

 


































