
CHAPTER ONE 

• 
n ro nu 100 

Overview 

This Plan is the culmination of a five-year process that has featured over 
30 meetings of the Clarksburg Master Plan Citizens Advisory Committee, 13 
Planning Board worksessions, 17 County Council Planning Housing and 
Economic Development Committee meetings, seven County Council work
sessions, community workshops on a variety of planning topics, property 
owners workshops, technical workgroup meetings on staging and implemen
tation, and close coordination with governmental agencies affected by the 
Plan's recommendations. 

The time and commitment represented by the Plan reflects the importance 
of Clarksburg to the future of Montgomery County. Clarksburg is the "final 
frontier" in terms of the 1-270 Corridor: master plans for the balance of the 
Corridor are in place and in various stages of implementation (see Figure 1). 
The sheer size of the Study Area (10,000 acres) and the very limited amount of 
development that has occurred here underscores the need for very careful plan
ning. Environmental concerns are many; a major challenge in this Plan effort is 
how to address the human need for compact communities in an area where 
environmental features limit the amount of developable land. 

This Plan establishes the long-range vision of Clarksburg as a town (rather 
than a city) along the I-270 Corridor. Implementation of this vision will take 
many years and will require substantial financial commitments by both the pub
lic and private sector. Although this Plan addresses the issue of staging develop
ment over time, the most critical function of this Plan is to establish a strong 
public commitment to the vision of Clarksburg as a transit- and pedestrian-ori
ented community surrounded by open space. 
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CLARKSBURG 
MASTER 
PLAN 

Past Planning Efforts 

This Plan amends the 1968 Clarksburg and Vicinity Master Plan. The 1968 
Master Plan provided policy guidance for the growth of Clarksburg from its 
present rural character into a small town rather than a Corridor City as origi
nally envisioned in the 1964 General Plan. It also addressed the absence of pub
lic services, such as schools, parks, and roads. 

Although significant development potential (13,800 dwelling units and 14 
million square feet of employment) was reflected in the 1968 Master Plan, the 
land use and zoning recommendations in the 1968 Master Plan were not fully 
realized for the following reasons: 

• Public policy discouraged the extension of public water and sewer service 
to Clarksburg in order to encourage development south of Clarksburg, in 
Germantown and Gaithersburg. 

• The area's fractured rock and sub-surface geology severely limited the 
uses of septic systems. 

• Zoning changes needed to implement the 1968 Plan were not adopted. 

This Plan continues many features of the 1968 Plan, the most important 
being a town scale of development. However, many new policy concerns have 
emerged since 1968 and require that new Plan concepts be addressed. These 
include: 

• The critical importance of protecting environmental and historic 
resources. 

• The need to preserve farmland. 

• The importance of land use patterns which are transit-oriented. 

• The need to consider fiscal implications of different land use patterns. 

Creating a vision for Clarksburg that embraces these policy objectives has 
resulted in significant changes to the 1968 Plan. The most significant changes 
involve the clustering of development east of I-270. The 1968 Plan anticipated 
extensive residential development, with public water and sewer service through
out the Study Area. 
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Clarksburg and the I-270 Corridor Figure 1 
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Plan Determinants 

1. Natural Features 

The key natural features of the Clarksburg Study Area are shown in Figure 
2. Water-related features are the most prominent. The Study Area lies almost 
entirely within one watershed (Little Seneca Creek) and includes many streams, 
flowing in a north-south direction. The streams, which flow to Little Seneca 
Lake, generally have good water quality; continuing the good health of these 
streams is a key concern of the Plan. 

The soil and slope characteristics of the Study Area bear special mention. 
The majority of soils are unsuitable for septic fields; thus, public sewer and/or 
water service is a pre-requisite for any development except very large-lot resi
dences. Slope characteristics also pose concerns. 

Plan Determinants: Natural Features Figure 2 
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2. Development Commitments 

As previously mentioned, the Clarksburg area is largely undeveloped. There 
are, however, significant commitments to development - both by the private 
and public sector - that this Plan accommodates. These commitments, illus
trated in Figure 3, include: 

• Gateway 270 and Comsat employment centers. 

• Site 30, a 300-acre site owned by Montgomery County, a portion of 
which is planned for a detention center. 

• Midcounty Highway, a proposed highway that will link Clarksburg to 
Germantown and Gaithersburg, is part of the Plan but it is designated an 
arterial rather than a major highway through Clarksburg. 

• The future widening of I-270. 

Plan Determinants: Development Commitments 
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Proposed Concept Plan for Clarksburg 

The proposed concept plan for Clarksburg features a Town Center (which 
includes the Clarksburg Historic District); a regional transitway; two new 
neighborhoods, one east of I-270 and one west of I-270; the continuation of 
the residential character along MD 355, a greenway network, and employment 
along the I-270 Corridor. 

This Plan continues the town scale of development proposed in the 1968 
Clarksburg Master Plan but favors a greater emphasis on farmland and open space 
preservation and introduces the concept of transit-oriented neighborhoods. 

The ten key policies represented by the concept plan shown in Figure 4 are: 

1. This Plan envisions Clarksburg as a town, at a larger scale than proposed 
in the 1968 Clarksburg Master Plan but smaller than a corridor city, such 
as Germantown. 

2. This Plan recommends that Clarksburg's natural features, particularly 
stream valleys, be protected and recommends that Ten Mile Creek and 
Little Seneca Creek be afforded special protection as development pro
ceeds. 

3. This Plan recommends a multi-purpose greenway system along stream val
leys. 

4. This Plan proposes a comprehensive transit system that will reduce depen
dence on the automobile. 

5. This Plan proposes a street network which clearly differentiates between 
highways needed to accommodate regional through traffic and roads 
which provide subregional and local access. 

6. This Plan proposes a transit-oriented, multi-use Town Center which is 
compatible with the scale and character of the Clarksburg Historic 
District. 

7. This Plan clusters development into a series of transit- and pedestrian
oriented neighborhoods. 

8. This Plan emphasizes the importance of I-270 as a high-technology -<:orri
dor for Montgomery County and the region and preserves key sites adja
cent to I-270 for future employment options. 

9. This Plan supports and reinforces County policies which seek to preserve 
a critical mass of farmland. 

10. This Plan recommends development be staged to address fiscal concerns 
and be responsive to community building and environmental objectives. 

Each of these policies is discussed in the next chapter. 
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Proposed Concept Plan for Clarksburg Figure 4 
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ClARKSBURG 
MASTER 
PLAN Conformance w_ith the Maryland Planning Act of 

1992 and the General Plan for Montgomery County 

The Maryland Planning Act of 1992 and the General Plan for Montgomery 
County have significant implications for Clarksburg. Together, these planning 
documents establish state-wide and County-wide planning objectives that must 
be reflected in local plans, such as Clarksburg. 

The seven visions of the Maryland Economic Development, Resource 
Protection, and Planning Act of 1992 (the Planning Act) are embraced and con
firmed by the Clarksburg Master Plan. 

The seven visions of the State Planning Act, as stated in Article 66B Section 
3.06 of the Annotated Code of Maryland, are: 

1. Development is to be concentrated in suitable areas. 

2. Sensitive areas are to be protected. 

3. In rural areas growth is to be directed to existing population centers and 
resource areas are to be protected. 

4. Stewardship of the Chesapeake Bay and the land is to be considered a uni
versal ethic. 

5. Conservation of resources, including a reduction in resource consump
tion, is to be practiced. 

6. To assure the achievement of paragraphs 1 through 5 above, economic 
growth is encouraged and regulatory mechanisms are to be streamlined. 

7. Funding mechanisms are to be addressed to achieve these objectives. 

In addition to the seven visions, the Planning Act requires the implementa
tion of a sensitive areas element designed to protect environmentally impacted 
areas. Sensitive areas are described in the Act as 100-year floodplains, streams 
and their buffer areas, habitats of threatened and endangered species, and steep 
slopes. 

The Environmental Plan chapter provides for the sensitive areas require
ment of the Planning Act, along with regulatory strategies for protecting these 
areas. 

The 1993 General Plan Refinement of the Goals and Objectives for 
Montgomery County amends the 1964 General Plan, commonly called "On 
Wedges and Corridors" and the 1969 Updated General Plan for Montgomery 
County (approved in 1970). The General Plan Refinement provides the frame
work for the development of more specific area master plans, functional plans, 
and sector plans. It provides clear guidance regarding the general pattern of 
development in Montgomery County, while retaining enough flexibility to 
respond to unforeseeable circumstances as they arise. 

The General Plan Refinement divides Montgomery County into four geo
graphic components: the Urban Ring, the Corridor, the Suburban Communities, 



and the Wedge. Each area is defined in terms of appropriate land use, scale, inten
sity, and function. The geographic components provide a vision for the future 
while acknowledging the modifications to the Wedges and Corridors concept that 
have evolved during the past three decades. In particular, they confirm two dis
tinct sub-areas of the Wedge - an Agricultural Wedge and a Residential Wedge. 
They also recognize the transitional areas of generally moderate density and sub
urban character that have evolved between the Wedge, Corridor, and Urban Ring 
as Suburban Communities. Emphasis remains on intensification of the Corridor, 
particularly along the main stem. 

The location of the Clarksburg Master Plan in relation to the General Plan 
Refinement's geographic components is shown in Figure 5. The General Plan 
Refinement places most of Clarksburg in the I-270 Corridor, an area generally 
envisioned for intensive development. Environmentally sensitive areas to the 
east and north are part of the Wedge. 

Relationship of the Clarksburg Master Plan to the 1992 Maryland 
Planning Act and the General Plan Refinement 

The General Plan Refinement provides seven goals and associated objec
tives and strategies that give guidance to development. The goals, objectives, 
and strategies provide a future vision for Montgomery County and establish a 
frame of reference for decision-making to make that vision become a reality. 
The seven goals relate to Land Use, Housing, Economic Activity, 
Transportation, Environment, Community Identity and Design, and 
Regionalism. 

The visions established in the Maryland Planning Act generally coincide with 
these goals. For this reason, the following discussion, which is keyed to the 
seven goals of the General Plan Refinement, also includes a discussion of the 
Clarksburg Plan's relationship to the Maryland Planning Act. 

Achieve a variety of land uses and development densities consistent with the 
Wedges and Corridors pattern. 

The Clarksburg Master Plan identifies Clarksburg as a town in the I-270 
Corridor and creates a transition from the more densely developed portions of the 
Corridor to the south to the more rural and agricultural land uses to the north. A 
variety of land uses and development densities are provided within the town con
cept. This also conforms with Vision 1 of the Maryland Planning Act - develop
ment is to be concentrated in suitable areas - and Vision 3 - rural growth is to 
be directed to population centers and resource areas are to be protected. 

Encourage and maintain a wide choice of housing types and neighborhoods for 
people of all incomes, ages, lifestyles, and physical capabilities at appropriate 
densities and locations. 

Clarksburg now is relatively undeveloped, but at "end-state," the area may 
have as many as 14,000 housing units. The Plan takes great care to assure a 
wide choice of housing types, including recommended housing mix guidelines 
by neighborhood. 
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CLARKSBURG 
MASTER 
PLAN Promote a healthy economy, including a broad range of business, service, and 

employment opportunities at appropriate locations. 
This Master Plan seeks to retain the existing employment centers in 

Clarksburg and adds employment acreage along selected locations near 1-270. 
This recommendation conforms to the General Plan Refinement's statement that 
the 1-270 Corridor "is a significant employment resource for the County and 
region." Improving connections between commercial centers and residential areas 
is promoted in the Plan, as envisioned by the General Plan Refinement (Economic 
Activity Strategy 4C). The recommendations which permit the intensification of 

· existing centers of economic activity are in accord with Vision 6 of the Maryland 
Planning Act - economic growth is encouraged. 

Provide a safe and efficient transportation system that serves the environmental, 
economic, social, and land use needs of the County and provides a framework 
for development. 

The Clarksburg Master Plan supports many of the General Plan Transportation 
principles, including an improved transit system (Transportation Objective 4), bike
way system (Transportation Objective 6), and movement of through traffic away 
from local streets (Transportation Strategy SA). 

Conserve and protect natural resources to provide a healthy and beautiful envi
ronment for present and future generations. Manage the impacts of human 
activity on our natural resources in a balanced manner to sustain human, plant, 
and animal life. 

This Plan pays particular attention to the protection of stream quality 
(Environment Objective 5) and proposes all main stream channels be part of a 
publicly owned greenway network. This Plan also proposes a transit-oriented 
development pattern, thereby reducing single-occupancy automobile travel and 
helping to maintain air quality (Environment Objective 7) and reduce energy con
sumption (Environment Objective 14). The Environmental Plan chapter identifies 
sensitive areas to be protected in compliance with Vision 2 of the Maryland 
Planning Act. This chapter is an indication of the County's stewardship of the 
Chesapeake Bay and land (Vision 4). The Plan's efforts for resource conservation 
comply with reducing resource consumption (Vision 5). 

Provide for attractive land uses that encourage opportunities for social interac
tion and promote community identity. 

The advancement of social interaction and community identity are major 
issues in the Clarksburg Master Plan. Many of the General Plan goals, objec
tives, and strategies aimed at improving community identity are employed in 
this Plan. The Plan proposes development guidelines to provide connectivity 
between residential neighborhoods and between residences and commercial 
areas (Community Identity and Design Strategies lE, lH, 11). 

Promote regional cooperation and solutions of mutual concern to Montgomery 
County, its neighbors, and internal municipalities. 

Clarksburg's commitment to achieving Clean Air Act standards and protect
ing water quality and quantity conform to the General Plan Refinement's strate
gy to "attain and maintain regional standards for matters of regional signifi
cance" (Regionalism Strategy 2D). This Plan has also been coordinated with 
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ClARKSBURG 
MASTER 
PlAN Frederick County planning efforts so the transitway, greenway, and roadway 

proposals are consistent with Frederick County plans. 

Rationale for Chosen Priorities 
The General Plan Refinement recognized that there will be conflicts among 

its goals, objectives, and strategies and noted that "it is only within the master 
plan context, where decisions about individual parcels of land are made, that 
any reasonable prioritization of competing goals and objectives can be made." 

Clarksburg is located on the I-270 Corridor, which the General Plan 
Refinement identifies as a major development area. The Refinement's intent is 
contained in the land use objective, "Direct the major portion of Montgomery 
County's future growth to the Urban Ring _and the I-270 Corridor." However, 
environmental resources in Clarksburg also require protection. Both the General 
Plan Refinement throughout the Environment Goal and the 1992 Planning Act 
urge protection of sensitive areas. Addressing these two factors has been a chal
lenge throughout the planning process. The balance struck by the Clarksburg Plan 
is to propose a transit-oriented town scale of development largely east of 1-270. 

Overview of the Plan Adoption Process 

This document is the culmination of a multi-year planning process which is 
outlined in Figure 6. 

The Planning Board held public hearings on the Public Hearing 
(Preliminary) Draft Plan and subsequent worksessions to discuss public hearing 
testimony and to make final revisions to the Plan (see Figure 6, page 13). 

The County Council Public Hearing on the Planning Board (Final) Draft 
Plan provided the general public an opportunity to express their concerns to the 
Council. After the Public Hearing, a series of Council worksessions were held 
and appropriate revisions to the Plan were made. 

Following the adoption of the Plan, the County Council approved 
changes to the existing zoning to conform with the zoning recommended in 
the Adopted Plan. 



Clarksburg Master Plan Development Process 
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CHAPTER TWO 

• • 
ISIOD or 

u ore 

Overview 

Ten key policies have guided the preparation of the Clarksburg Master Plan. 
All the land use, zoning, urban design, and transportation recommendations 
reflect these policies. 

These policies will carefully guide the growth of Clarksburg from a rural 
settlement into a transit- and pedestrian-oriented town surrounded by open 
space. 
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ClARKSBURG 
MASTER 
PlAN 

Policy 1 Town Scale of Development 

This Plan envisions Clarksburg as a town, at a larger scale than proposed in the 
1968 Clarksburg Master Plan but smaller than a corridor city such as 
Germantown. 

The Concept Plan for Clarksburg, as shown in Figure 7, envisions a transit
oriented community located in a natural setting. About 80 percent of all future 
development is channeled to the Town Center and a series of transit-oriented 
neighborhoods. Approximately 40 percent of the Study Area is designated as 
agricultural and rural open space. 

The proposed scale of Clarksburg in terms of estimated population at build
out is compared to the 1968 Clarksburg Master Plan and the 1989 Germantown 
Master Plan below: 

Population 

This Plan: 

1968 Clarksburg 
Master Plan 

41,900 

1989 Germantown 1994 Clarksburg 
Master Plan Master Plan 

92,000 43,000 

• Includes the Clarksburg Historic District as a key component of an 
expanded Town Center. 

• Balances the need for higher densities to support transit with the need to 
protect the area's environmental resources. 

• Organizes future development into a series of neighborhoods. 

• Includes housing mix guidelines by neighborhood to assure a variety of 
housing types. 

• Limits higher density, residential development (9-11 units per acre) to 
neighborhoods within walking distance of transit. 

• Strives to maintain an identity for Clarksburg separate from Germantown 
or Damascus. 

• Recognizes the importance of civic spaces and public uses to the develop
ment of a town concept. 

• Continues the role of 1-270 as a high technology center but proposes a 
scale and intensity of employment uses that is consistent with a town scale 
of development. 
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Town Scale of Development Figure 7 
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CLARKSBURG 
MASTER 
PLAN 

Policy 2 Natural Environment 

This Plan recommends that Clarksburg's natural features, particularly stream 
valleys, be protected and recommends Ten Mile Creek and Little Seneca 
Creek be afforded special protection as development proceeds. 

Clarksburg offers a rich array of environmental resources, including 
Little Seneca Lake, streams with very high water quality, a large number of 
stream headwaters, extensive tree stands, and an impressive array of flora 
and fauna, particularly in stream valleys. These resources give Clarksburg a 
unique character and must be protected. 

Environmental concerns are the single most important reason why 
Clarksburg is proposed as a town rather than a larger corridor city. 
Densities proposed are intended to be high enough to support Plan 
objectives relating to housing mix, compact neighborhoods, transit- and 
pedestrian-oriented land use patterns, and retail and employment uses, 
yet moderate enough to help reduce pressure on Clarksburg's environ
mental network. Achieving this rather delicate and imprecise balance is 
a difficult goal but one which must be achieved if Clarksburg's outstand
ing environmental setting is to be preserved. 

Efforts beyond the current environmental guidelines are considered cru
cial to address development impacts on the high-quality environment of 
Clarksburg. This Plan protects the most sensitive environmental resources 
by applying additional water quality review and monitoring requirements 
(see Figure 8). 

This Plan: 

• Identifies the Ten Mile Creek watershed as an environmentally sensi
tive area of County-wide significance. 

• Recommends forested buffers along all stream valleys to promote 
water quality. 

• Identifies those streams most likely to experience adverse water quali
ty impacts from development and recommends special development 
guidelines to mitigate these effects and maintain high-functioning 
streams. 

• Recommends public acquisition of all the main stream branches. 

• Endorses the preparation of a wetlands management plan in conjunc
tion with the Maryland State Department of Natural Resources. 

• Recommends development in the most sensitive watershed (Ten Mile 
Creek) occur only after the implementation and evaluation of the 
water quality review process has been completed. 



Natural Environment 

BLACK HILL 
REGIONAL 
PARK 

19 

Figure 8 

~ MAJOR STREAM BUFFER AREA 

..._, LITTLE SENE£A LAKE 

mil1Jll SPECIAL PROTECTION 

LlffiE BENNETT 
REGIONAL PARK 

N 

AREA-DEVELOPMENT SUBJECT 
TO GUIDELINES OF WATER 
QUALl1Y REVIEW PROCESS 

EB ! 11 I LL 5000 

'I MARYLAND-NATIONAL CAPITAL 
,.., .. PARK & PLANNING 

COMMISSION 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 



20 

CLARKSBURG 
MASTER 
PLAN 

Policy 3 Greenway Network 

This Plan recommends a multi-purpose greenway system along stream valleys. 
A "greenway" is simply a linear corridor - it may be as elaborate as a 

paved hiker-biker trail or as simple as a woodland path. Facilities in green
ways should be compatible with environmental goals. 

The greenway system shown in Figure 9 is approximately 11.5 miles in 
length and for the most part follows stream valleys. The greenway is the 
major organizing element of an open space network, which includes local 
parks, schools, stream buffer areas, and a hiker-biker trail system. 

This Plan: 

• Provides a trail system that links the three major parks in the Study 
Area: Little Bennett Regional Park, Black Hill Regional Park, and 
Ovid Hazen Wells Park. 

• Links Clarksburg to the larger regional park and open space system, 
including Frederick County to the northwest, the Damascus Stream 
Valley Park to the northeast, and the Seneca Creek State Park to the 
south. 

• Provides future residents of Clarksburg easy access to outdoor 
experiences. 

• Creates a trail system that provides access to the Town Center and key 
community facilities. 

• Proposes a bikeway system that is complementary to the greenway 
network. 

• Recommends schools and local parks be located and designed with 
convenient access to the greenway. 

• Proposes that the greenway network be part of the M-NCPPC park 
system. 

Greenway in the Town Center 
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CLARKSBURG 
MASTER 
PLAN 

Policy 4 Transit System 

This Plan proposes a comprehensive transit system that will reduce depen
dence on the automobile. 

The key elements of the Plan's transit system are illustrated in Figure 10 
and described below. Transit is an essential feature of this Plan; without it, 
the Plan's vision cannot be realized. 

This Plan: 

• Includes a regional transitway which will be part of a larger transit 
network extending south to Germantown and Shady Grove and will 
ultimately extend north to the City of Frederick. 

• The transitway will serve the transportation needs of residents and 
workers in the 1-270 Corridor north of Shady Grove. Forecasts for 
Montgomery County anticipate that this geographic area will be home 
to over 200,000 resid~nts and the workplace for more than 185,000 
employees by the year 2010. 

• For those. residents of Clarksburg seeking transit service to the 
Washington, D.C. marketplace, commuter rail service (MARC) from 
the Boyds train station is presently available. 

• Incorporates the transitway as part of a proposed road right-of-way. 

• Designates key arterial roadways as potential bus routes. The intent is 
to create bus routes within a one-quarter-mile distance from concen
trations of development. The local routes will be connected to the 
through-transit system to form a comprehensive transit network. 

• Recommends a bikeway system which emphasizes separate rights-of
way for cyclists. 

A-19 Observation Drive/Transitway and Median 
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CLARKSBURG 
fv\ASTER 
PLAN 

Policy 5 Hierarchy of Roads and Streets 

This Plan proposes a street network which clearly differentiates between 
highways needed to accommodate regional through traffic and roads which 
provide subregional and local access. 

The primary function of roads and highways is to distribute traffic. This 
Plan also recognizes that the location and design of roads contributes signif
icantly to the character of a community. For this reason, a great deal of 
attention has been given to the cross-section design of the roads proposed in 
this Plan, the relationship of roads to neighborhood land use, and design 
objectives and the relationship of the road network to the proposed park 
and open space system. 

This Plan: 

• Proposes a transportation network which encourages through traffic 
to bypass the major concentrations of development in Clarksburg. 

• Recommends that roads linking major highways to neighborhoods be 
"pedestrian friendly" and include medians, street trees, and generous 
sidewalk areas. 

• Endorses an extensive network of interconnected streets to provide 
local access within neighborhoods; streets are intended to increase 
mobility within each neighborhood by providing sidewalks on both 
sides, street trees, and on-street parking. 

• Proposes a special character for Observation Drive (A-19) since this 
road will include the proposed transitway and serve both residential 
and employment uses. 

• Proposes that MD 355 be reclassified from a major highway to an 
arterial to support the town scale of development. 

• Designates certain historic and scenic roads as "rustic" to help pre
serve their character. 

Figure 11 illustrates the hierarchy concept. 

MD 355 (Frederick Avenue) 
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Hierarchy of Roads and Streets Figure 11 
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Policy 6 Town Center 

This Plan proposes a transit-oriented, multi-use Town Center which is compati
ble with the scale and character of the Clarksburg Historic District. 

Clarksburg is one of the County's oldest and most significant early commu
nities. It is designated as a historic district on the Master Plan for Historic 
Preservation for many reasons, one of which is that it retains a large degree of 
its early 19th-early 20th century character. 

This Plan continues the historic function of Clarksburg as a center of com
munity life (see Figure 12). It will be part of an expanded Town Center (635 
acres) which will include a variety of uses (a school, civic uses, park, retail cen
ters) and a mix of housing types. Assuring compatibility of future development 
with the historic district has been a guiding principle of the planning process. 

This Plan: 

• Provides a concentration of civic uses (library, post office, elementary 
school, etc.) to help define the Town Center as the focal point of public 
activities. 

• Provides a street system which facilitates pedestrian as well as automobile 
movement. 

• Retains the existing character of MD 355 as a "Main Street" for local traf
fic rather than a major highway for regional traffic. 

• Proposes a transit stop in the Town Center. 

• Proposes a buffer concept around the historic district to protect its 
character. 

• Proposes a mix of housing types throughout the Town Center. 

• Proposes a pattern of development similar to traditional "town squares." 

• Designates an area visible from I-270 for high-technology employment 
uses. 

Town Center Illustration 
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Town Center Concept Diagram Figure 12 
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CLARKSBURG 
MASTER 
PlAN Policy 7 Transit- and Pedestrian-Oriented 

Neighborhoods 

This Plan clusters development into a series of transit- and pedestrian- oriented 
neighborhoods. 

One of the major Plan challenges is how to channel and direct future devel
opment in a way that will allow future residents to feel part of a larger commu
nity. The neighborhood is the basic building block in establishing that sense of 
community. This Plan proposes a number of neighborhoods which are charac
terized by similar elements as illustrated in Figure 13: 

Mix of Uses 

• Establishes a mix of uses in each neighborhood to encourage pedestrian 
travel and reduce dependency on the automobile. 

• Discourages separation of uses. 

• Provides a pattern of development that provides for retail uses, employ
ment opportunities, open spaces, schools, and housing units. 

• Proposes retail and employment uses at a pedestrian scale and oriented to 
the needs of residents. 

Interconnected Streets 

• Provides more direct access for pedestrians, bicyclists, and vehicles to all 
areas of the neighborhood, including transit stations, retail stores, civic 
space, and residences. 

• Encourages the use of a wide variety of road sections available in 
Montgomery County, which range from tree-lined boulevards (divided 
primary streets) to the more narrow residential streets (secondary streets) 
that are found in many of the older neighborhoods. 

• Provides sidewalks along both sides of the streets and encourages on
street parking. 

Diversity of Housing Types 

• Endorses a mix of unit types at the neighborhood level. 

• Avoids large concentrations of any single type of housing within each 
neighborhood. 

Street-Oriented Buildings 

• Fosters the creation of transit- and pedestrian-oriented neighborhoods by 
proposing that buildings be clustered along streets. 
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Policy 8 Employment 

This Plan emphasizes the importance of 1-270 as a high-technology corridor for 
Montgomery County and the region and preserves key sites adjacent to 1-270 
for future employment options. 

The proximity of Clarksburg to 1-270 has resulted in the location of two 
significant employment campuses in the area: Comsat and Gateway 270. These 
two areas, both zoned for office and light industrial uses, could ultimately gen
erate more than 20,000 jobs. Although these two campuses are likely to meet 
employment needs for years to come, this Plan recognizes the long term impor
tance of 1-270 as a high-technology corridor. For this reason, the Plan desig
nates acreage on both sides of 1-270 for employment sites. In addition to being 
visible from I-270, these sites lie near existing or proposed interchanges and are 
large enough to allow comprehensively designed employment centers. 

Additional limited employment uses are recommended at transit stops, at 
the Town Center, and in neighborhoods as part of a mixed-use land use pattern 
as shown in Figure 14. 

This Plan: 

• Continues the role of 1-270 as a high technology center but proposes a 
scale and intensity of employment use that is consistent with a town scale 
of development. 

• Supports the continued development of Clarksburg's two major employ
ment areas: Gateway 270 and Comsat. 

• Broadens the employment base by identifying areas for non-office, low 
intensity industrial uses. 

• Incorporates office and retail uses as part of neighborhood development. 

• Continues small scale industrial uses north of Camus Road. 

Employment Along 1-270 
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Policy 9 Farmland Preservation 

This Plan supports and reinforces County policies which seek to preserve a crit
ical mass of farmland. 

The Clarksburg Study Area adjoins an area designated as ''Agricultural 
Reserve" by the Functional Master Plan for the Preservation of Agriculture and 
Rural Open Space in Montgomery County (October 1980). That Plan states 
that when the Clarksburg Master Plan is revised, "additional farmland and open 
space acreage probably will be added" to the total Agricultural Reserve. 

This Plan: 

• Proposes that 1,900 acres in Clarksburg be added to the County's 
Agricultural Reserve Area. This recommendation will help create a transi
tion from the I-270 Corridor to productive agricultural land in western 
Montgomery County. The preservation of farmland will also contribute to 
the concept of Clarksburg as a town surrounded by rural open space. 

• Proposes that certain areas in the vicinity of Clarksburg be removed from 
the Agricultural Reserve. Approximately 392 acres are involved. The agri
cultural character of these areas, also shown in Figure 15, will be changed 
once the land use and transportation recommendations of this Plan are 
implemented. 

• Designates certain properties as TDR receiving areas. The TDR program 
is described in more detail in the Implementation Strategies chapter, but 
essentially it allows the transfer of density from the Agricultural Reserve 
area to Master Plan designated "receiving areas." Generalized areas being 
proposed as TDR receiving areas in this Plan are highlighted in Figure 15. 

• Endorses the use of agricultural Best Management Practices. 

Agricultural Reserve Area Illustration 



Farmland Preservation 

W. OLD BALT. RD. 

BLACK HILL 
REGIONAL 
PARK 

~ 

ADD TO AGRJCUL TURAL RESERVE 

REMOVE FROM AGRJCUL TURAL 
RESERVE * TDR RECEIVING AREA 

N 

EB 111111 
0 2500 5000 

33 

Figure 15 

--

MARYi.AND-NATIONAL CAPITAL 
,.... PARK & PLANNING 

COMMISSION 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 



34 

ClAi<KSBURG 
MASTER 
PlAN 

Policy 10 Staging 

This Plan recommends that development be staged to address fiscal concerns 
and to be responsive to community building and environmental protection 
objectives. 

The end-state Land Use Plan will require a substantial amount of capital 
facilities. The Montgomery County Office of Planning Implementation has 
pointed to the need for additional revenue sources to fund these facilities. 

Other planning concerns which underscore the need for opening develop
ment areas in accord with established staging principles, include: 

• Sewage treatment and conveyance system capacity constraints. 

• Plan objectives to foster early development of the Town Center and the 
east side of 1-270 in general. 

• Environmental concerns in Ten Mile Creek. 

This Plan: 

• Identifies six staging principles to help guide growth in Clarksburg. 

• Designates four geographic staging areas (see Figure 5 4) and staging 
events which must occur prior to development of each stage. 

• Relies on the Comprehensive Water Supply and Sewerage Systems Plan to 
implement the staging recommendations. 

• Outlines how the Annual Growth Policy (AGP) and the Comprehensive 
Water Supply and Sewerage Systems Plan can be supportive of zoning 
strategies. 

The properties affected by this recommendation are shown in Figure 16. 

Public School Illustrative Sketch 
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CHAPTER THREE 

an se 

Overview 

The recommended land use for the Study Area is shown in Figure 17. In 
accord with the planning policies, development is channeled to the Town 
Center, designated transit stops, and two neighborhood centers. The area west 
of Ten Mile Creek is proposed for rural and agricultural uses. Land use propos
als for the historic districts of Clarksburg, Hyattstown, and Cedar Grove are 
consistent with their current scale and character. 

This chapter also includes urban design concepts for the Town Center, the 
historic districts of Clarksburg and Hyattstown, and two proposed neighbor
hood centers. 
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Plan Terminology and Summary of End-State 
Development Potential 

For purposes of discussion, the Clarksburg Study Area has been divided into 
geographic areas. These areas are: 

1. Town Center District 
2. Transit Corridor District 
3. Newcut Road Neighborhood 
4. Cabin Branch Neighborhood 
5. Ridge Road Transition Area 
6. Brink Road Transition Area 
7. Hyattstown Special Study Area 
8. Ten Mile Creek Area 

These areas are shown in Figure 18, Analysis Areas, and their assumed land 
use at full development is summarized in Table 2, page 40. 

A key objective which has guided this planning process has been the need for 
Clarksburg to provide a variety of housing types. For this reason, the Plan rec
ommends the following housing mix guidelines by geographic area: 

Recommended Housing Mix by Geographic Area 

Multi-Family Attached Detached 

Town Center District 25-45% 30-50% 10-20% 

Transit Corridor District 
Transitway Area 30-50% 40-60% 5-10% 
MD 355 Area 5-10% 30-40% 50-60% 

Newcut Road Neighborhood 10-20% 35-45% 45-55% 

Cabin Branch Neighborhood 10-20% 35-45%* 45-55% 

Ten Mile Creek East 0% 0-30% 70-100% 

Total Study Area 15-25% 30-40% 40-50% 

Note: ~- Includes 5-10% Semi-Detached Units. 

Tabular summaries relating to housing mix, housing types, jobs/housing mix 
and retail forecasts are included in the Technical Appendix. 
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Table 2 Summary of Maximum End-State Development Potential by 
Geographic Area':-

Employment 
Dwelling and Retail 

Planning Subarea Acres Units,:- (Square Feet) 

Town Center District 635 2,600 770,000 

Transit Corridor District 990 2,790 3,300,000-
5,000,000"·,:-

Newcut Road Neighborhood 1,060 4,660 109,000 

Cabin Branch Neighborhood 950 1,950 2,420,000 

Ridge Road Transition Area 900 540 26,000 

Brink Road Transition Area 860 1,000 871,000 

Hyattstown Special Study Area 687 150 155,000 

Ten Mile Creek Area 3,588 1,240 960,000 

Totals 9,670 H,, 14,930 ,:.,,,:. 8,611,000-
10,311,000 ,:.,:.,f 

See the Technical Appendix for a description of the methodology used to 
calculate end-state development. End-state development is based on zoned 
holding capacity yields. 

The maximum amount of development on the Comsat property could 
range from 2.3 million square feet to 4.0 million square feet depending on 
whether Master Plan criteria relating to transit-oriented development are 
met. 

Rounded. 

Clarksburg Master Plan and Hyattstown Special Study Area -.JI MARYLAND-NATIONAL CAPITAL 
,... PARK & PLANNING 

COMMISSION APPROVED AND ADOPTED JUNE 1994 
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CLARKSBURG 
MASTER 
PLAN Land Use Plan Recommendations by 

Geographic Area 

Town Center District (635 acres) 

The historic center of Clarksburg is located at MD 355 and MD 121. 
Buildings dating to the early 1800s still remain and newer uses, such as the 
Clarksburg Post Office and a bank, have continued the role of Clarksburg as a 
community center. 

This Plan creates a Town Center, which includes the historic district as a 
focal point. Surrounding the historic district are mixed-use neighborhoods, 
office, and residential opportunities. A strong interrelationship between the his
toric district and new development is proposed to help blend the "old" with the 
"new." 

As noted in the Environmental Plan chapter, portions of the Town Center 
are located in the headwaters of Ten Mile Creek. This environmental concern 
was considered during the Plan process and less constrained locations for the 
Town Center were evaluated. However, the advantages of locating the Town 
Center near the historic district in terms of fostering community identity and 
reinforcing the traditional center of Clarksburg are equally important Plan 
objectives. To help address environmental concerns, the Plan shows reduced 
densities for parcels closest to the headwaters of Ten Mile Creek. 

An important feature of the Town Center is a transit stop located along a 
new proposed road west of the historic district. This stop is envisioned as the 
focal point of a small, medium density, mixed-use neighborhood. The Plan 
includes detailed guidelines regarding building heights near the historic district 
to help assure compatibility. 

Plan Objectives: 

• Create a Town Center which will be a strong central focus for the entire 
Study Area. 

The Land Use Plan for the Town Center is shown in Figure 19, page 43; 
the Town Center Concept Diagram is shown in Figure 12, page 27. This 
Plan proposes residential, retail, and office uses within the Town Center. 
Of equal importance is that the Plan recommends civic and public uses 
also be concentrated here. 

An Illustrative Sketch has been prepared to provide one example of the 
pattern of development envisioned for the Town Center (see Figure 20, 
page 45). This Illustrative Plan is intended to provide only one example 
and not a prescription of future development. The important features 
shown in the Illustrative Plan include the patterns of small blocks, the 
use of an interconnected system of streets which avoids the use of dead
end streets and provides access to transit, the preservation and enhance-
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Town Center District Land Use Plan Figure 19 
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PLAN ment through selective infill of the existing historic district, the street

orientation of buildings, and the provision of a variety of open spaces. 

• Reinforce the concept of 1-270 as a high tech employment corridor by 
designating a suitable site near 1-270 for employment use. 

The Land Use Plan recommends an employment site for up to 470,000 
square feet in the Town Center District. The proposed site has the follow
ing characteristics: 

• It is visible from I-270. 

• It adjoins a future proposed transit stop. 

• It has excellent access from the I-270/MD 121 interchange. 

In accord with the Plan intent to foster a mix of uses and to promote an 
interrelated land use pattern, a zoning option which encourages the joint 
development of residential and employment uses is proposed. This 
approach is also intended to promote a more integrated overall Town 
Center concept and a better relationship between this property and por
tions of Town Center east of MD 355. 

This zoning option (the MXPD Zone - see Zoning Plan chapter, page 
95) would apply to all the acreage shown in Figure 38, page 97. 

• Encourage a mixed-use development pattern in the Town Center to help 
create a lively and diverse place. 

In terms of residential uses, the Plan assumes an ultimate build out of 
approximately 2,600 units in the Town Center. The recommended guide
lines in terms of mix of units are as follows: 

Multi-Family 
Attached 
Detached 

25 to 45% 
30 to 50% 
10 to 20% 

The total number of units in Town Center may be increased in the PD 
and RMX Zones up to 20 percent if carriage homes are accessory to a 
primary dwelling unit or they are a primary dwelling on a lot; however, 
the final determination regarding this increased number of units, their 
design, and placement (so as not to result in an adverse concentration 
and impact) will be made by the Planning Board at the time of Project 
Plan or Development Plan approval. These units will not count as 
Moderately-Priced Dwelling Units. The Planning Staff should continue to 
explore whether a text amendment allowing separate ownership of a car
riage house or changes to the Montgomery County Code is necessary. 

----~-- ----
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Cl.J\RKSBURG 
MASTER 
PIAN All apartment buildings in the future Town Center will be four stories or 

less except within walking distance of the transit stop, where a building 
height of six to eight stories may be allowed if Master Plan recommenda
tions concerning compatibility with the historic district can be achieved. 

The Town Center District boundary bisects some properties; portions of 
the properties within Town Center are recommended for densities of two 
to four units per acre. 

If density is clustered from the portions of the properties outside the Town 
Center, then a density of five to seven units per acre for the portions inside 
Town Center would be appropriate. Approval of this density would be 
dependent upon a proposed development achieving compatibility with the 
scale and intensity of neighboring uses and meeting Plan objectives regard
ing compatibility with the historic district. 

In terms of commercial uses, up to 300,000 square feet are proposed. 
This recommendation exceeds the findings of the Planning Board retail 
studies (see Technical Appendix) that up to 153,000 square feet of neigh
borhood retail uses can be supported in the Town Center. Additional 
square footage would be desirable and would be consistent with the Plan 
if provided at a pedestrian scale and developed in accord with Plan poli
cies regarding a mix of uses at the neighborhood level (see Policy 7: 
Transit- and Pedestrian-Oriented Neighborhoods). 

This Plan recognizes that retail uses are critical to the vitality of the Town 
Center. A grocery store is particularly important since this type of use can 
serve. as a magnet for other commercial operations (dry cleaners and banks, 
for example). One of the concerns about a retail center in the Town Center 
is how to integrate what has traditionally been an auto-oriented use in an 
area envisioned to be transit- and pedestrian-oriented. 

This Plan addresses that concern as follows: 

• A retail center designation is proposed east of the historic district as part 
of a large-scale mixed-use neighborhood (see Figure 19, page 43). By 
incorporating the retail center proposal into a larger planned develop
ment, there will be a greater opportunity to assure a strong integration of 
the retail center to adjoining residential and public uses and to assure a 
compatible relationship to the Clarksburg Historic District. 

• A maximum square footage of the retail center is proposed (up to 
approximately 150,000 square feet). 

• Design guidelines are included in this chapter to help assure that the 
location, size, and scale of the retail center are compatible with the 
Plan's vision for the Town Center. 



The balance of proposed retail and office uses (70,000 to 105,000 square 
feet) is proposed to be located throughout the Town Center District and 
consists of infill retail within the historic district (in accord with historic 
preservation guidelines). 

• Encourage infill within the historic district in accord with the historic 
development patterns. 

The following design guidelines are recommended to help assure that 
infill development within the Clarksburg Historic District is supportive of 
historical development patterns. 

• Orient buildings to the streets, with parking behind to assure consis
tency with the character of the historic district. 

• Preserve and enhance the existing rural character of streets by retain
ing existing pavement widths, locating street trees close to the edge of 
pavement, and providing sidewalks, lighting, and signage that are of a 
rural village character. 

• Assure that all road improvements, including both changes to existing 
roads and creation of new roads, are sensitive to the historic character 
of the Clarksburg Historic District. 

• Reaffirm and strengthen current historic building patterns, e.g., the 
pattern of houses built close to the road with long backyards and 
expanses of green space behind them - in particular, retain the 
deep backyards of the structures on the west side of Frederick Road 
as part of a green buffer between the historic district and the transit 
stop area. 

• Encourage the renovation of existing buildings in the Clarksburg 
Historic District for both residential and compatible light commercial 
uses; e.g., professional offices, antique stores, tea rooms, small restau
rants, bed-and-breakfasts, and small grocery stores. 

• Encourage a limited amount of new construction, as long as the new 
buildings are compatible with the historic ones in terms of size, scale, 
rhythm, percentage of lot coverage, relationship to the street, and 
relationship to open space. 

• Moving of historic structures is a "last resort" decision; however, if the 
Clarksburg Elementary School must be relocated due to the construction 
at the transit stop, the building must be retained within the historic dis
trict and should be situated in an appropriate, prominent location. If any 
other structures in the historic district must be relocated due to road con
struction or other capital improvements, they must be retained within 
the district and should be situated in appropriate, prominent locations. 
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ClARKSBURG 
MASTER 
PlAN • Assure that particularly prominent resources in the historic district 

(e.g., Hammer Hill and the Clarksburg Methodist Episcopal Church) 
are highlighted as focal points. 

• Encourage the maintenance of existing trees and major landscaping 
features in the historic district, while also planting new street trees in 
an informal pattern (not rigidly spaced, leaving room for views of his
torically or architecturally significant houses, and maintaining the 
rural character of the town). 

• Encourage the installation of historically appropriate sidewalks along 
both sides of Frederick Road. 

• Encourage appropriate lighting and street furniture, which will 
enhance Clarksburg's village character. 

• Encourage the creation of gateways at both the north and south entrances 
to the Clarksburg Historic District which will enhance the identity of the 
community and will help to interpret Clarksburg's history. 

• Encourage the continuation of open space in front of the Clarksburg 
United Methodist Church. 

• Assure that future development around the Historic District complements 
the District's scale and character. 

The relationship between the Clarksburg Historic District and the new 
Town Center is a sensitive one. The historic district must retain its integri
ty and identity while still blending smoothly with the new neighborhoods 
which will be created. 

The idea of isolating the historic district from the new Town Center is 
unrealistic and defeats the purpose of having "new" Clarksburg grow nat
urally out of "old" Clarksburg. It is equally important, however, that the 
historic district not be subsumed by the new Town Center and that the 
character and identity of the district be preserved, while allowing for 
appropriate growth and change. 

Figure 21, page 5 0, graphically represents the following Plan guidelines 
which will help assure a sympathetic relationship between "old" and 
"new." 

1. An area between existing MD 355 and Relocated MD 355 to the west 
(an area of approximately 550 feet) is identified as a buffer zone, 
appropriate only for single-family detached housing with a maximum 
height of two stories. The maximum density of development should 
be two units per acre. 



2. The area between Relocated MD 355 and the transitway (an area of 
approximately 5 5 0 feet) is shown as appropriate for housing with a 
maximum height of three stories. All structures greater in height than 
three stories should be identified as being west of the transitway (over 
1,100 feet from the center of the historic district). 

3. On the east side of the historic district, all development 400 feet east 
of existing MD 355 and/or on land which is within the historic district 
should be single-family detached structures which are no higher than 
two stories. 

4. New development immediately to the west of the district should be 
low-rise to provide compatibility. New development near the church 
on Spire Street should be smaller in scale and sufficiently set back 
from the church. 

5. Pedestrian and bicycle linkages to and through the district should be 
appropriate in scale and character. Redgrave Place should serve as a 
direct link between the transit stop and the greenway. Where it tra
verses the district it should have minimum pavement widths, appro
priate street trees, street furniture, lighting, and signage. 

• Make the Town Center a focal point for community services (such as 
libraries and postal services) as well as informal community activities. 

The Clarksburg Town Center should function as the "civic" center of the 
Study Area. To achieve this end, community and government related services 
should be located here. This Plan recommends that a high degree of public 
interaction be provided in the Town Center, in close proximity to the retail 
center, to encourage a post office, library, and community center. At the time 
of development, Planning Staff will identify the amenity required under the 
RMX Zone. A civic use may be an appropriate amenity for this area. Public 
functions that serve the community but which do not require day-to-day 
public access (such as fire stations and maintenance depots) should be located 
outside of the Town Center. Areas of the Town Center where civic and pub
lic spaces are encouraged include: 

• The transit stop (a small civic space, approximately one-half acre in 
size is recommended). 

• Redgrave Place. 

• The open space element in the triangle formed by the intersection of 
Old Frederick Road, Clarksburg Road, and Spire Street. 

The location, design, and size of community services and community facili
ties should reflect the more concentrated development pattern proposed 
for the Town Center. Facilities should be planned in this context and be 
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Clarksburg Historic District Buffers Figure 21 
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land intensive and pedestrian-oriented; the same Plan principles which 
guide private development should also guide public uses. 

• Create a transit-oriented land use pattern within the Town Center and 
link all portions of the Town Center with transitways, bus loops, bike
ways, and pedestrian-oriented streets. 

This Plan seeks to achieve a balance between transit-oriented densities and 
a town scale of development. 

A transit stop is proposed in the Town Center west of the historic district on 
Redgrave Place and A-19. Clarksburg Elementary School is located here. 
Although this Plan endorses the long-term future replacement of this school at 
another location, the continued operation of the school is anticipated for 
many years to come (see Public Facilities chapter). Clustering residential uses 
close to the transit stop will allow residents to walk to transit. A portion of the 
historic district as well as the mixed-use neighborhood proposed east of the 
district will also be within walking distance. 

In the balance of the Town Center, development will be oriented to streets 
which function as "neighborhood bus loops" so that residents in these 
areas will be within walking distance of bus stops. Buildings that allow 
access and frontage to be oriented to the street system should be provided. 

Recreational bikeways should be provided along the Little Seneca Creek 
greenway. Additional bikeways should be provided along Stringtown Road, 
MD 121, and Observation Drive to provide access to the transit stop. 

• Create a land use pattern that is responsive to environmental concerns 
relating to traffic noise and protective of headwaters. 

The Land Use Plan for the Town Center balances community-building 
objectives with environmental concerns. 

The key environmental constraints are located between MD 355 and I-
270 and include noise affected areas along 1-270 as well as the headwaters 
of the Ten Mile Creek (see Environmental Plan chapter). The land use and 
density pattern focuses development in a relatively small area around a 
proposed transit stop and proposes substantially reduced densities (2-4 
units per acre) elsewhere in the headwaters area of Ten Mile Creek. 

• Encourage an interconnected street system as typically found in older towns. 

An important planning concern within the Town Center relates to the road
way system. The Town Center is a very large geographic area (about 635 
acres; for purposes of comparison, the Germantown Town Center is about 
350 acres). Roadways will be critical to the efficient movement of traffic 
through and within the Town Center. If too many of these roadways are 
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the creation of a unified Town Center will be difficult. For this reason, the 
Land Use Plan Concept for the Town Center recommends a "high density" 
network of smaller roads. This strategy will foster an interconnected street 
system, so important to transit serviceability, and so essential to a "pedestri
an-friendly" Town Center. 

The Illustrative Sketch shows the pattern of small blocks and intercon
nected street systems that provide access for pedestrians, bicyclists, and 
vehicles to all areas of the Town Center including the transit facilities (see 
Figure 20, page 45). 

Roadways designed to carry heavy volumes of traffic will still be needed 
and the Land Use Plan designates Observation Drive (A-19) and 
Midcounty Highway (A-305) to serve that function through the Town 
Center. I-270, which lies on the western edge, is envisioned as the major 
carrier of regional through traffic. 

It is essential that the character of the roadway network is supportive of 
the Plan's vision for the Town Center. The guidelines below will help 
assure that streets and highways are built in a manner that is compatible 
with land use and urban design objectives for the Town Center. 

• Arterials - Because the arterials of Stringtown Road and Clarksburg 
Road serve as entrances to the Town Center, extensive landscaping, 
including medians, bikeways, and bus transit access facilities, must be pro
vided. Setbacks from the Midcounty Highway (A-305) should be provid
ed within the Town Center to establish a "parkway like" character. 

• Connecting Streets - Observation Drive Extended and MD 35 5 serve 
as special streets in the Town Center. Figure 11 shows the character of 
Observation Drive. MD 355 should be located away from the existing 
historic resources to reduce the impact on the historic district. 
Revisions to the Road Code will be necessary to meet these guidelines. 

~ 

• Local Streets - The local streets must provide a system of interconnect-
ed streets which allow on-street parking, close spacing of intersections, 
and enhancement of the areas outside the traffic lanes. Revisions to the 
Road Code will be necessary to meet this guideline. Two key local 
streets that require revisions to the Road Code include Old Frederick 
Road to maintain a narrow open section street appropriate in scale to 
the historic district, and the narrow Redgrave Place that provides access 
to the transit stop from the districts in the Town Center. 

• Create a special character for Redgrave Place as it traverses the 
Clarksburg Historic District. 

Redgrave Place will provide needed east-west movement through the his
toric district and help integrate the district into the larger Town Center. 



However, it is essential that the scale, character, and location of this con
nection is developed appropriately. 

The road should be a maximum of two lanes or 24 feet in width. It should 
have no parking lanes along the portions of the road which are in the his
toric district. The radius of the intersection corners should match the 
existing corners located on the west side of MD 355. Efforts should be 
made to design the road and the intersection as a low volume, local road 
which will not detract from the character of the historic district (see 
Figure 21, page 50). 

Redgrave Place will provide access from a proposed mixed-use neighbor
hood east of the historic district to a future transit stop. This Plan sup
ports this connection but emphasizes that auto access to the stop should 
be secondary to the Plan objective that Redgrave Place be a low-volume, 
local road. Redgrave Place should not provide through access beyond MD 
355 to A-19. 

• Provide a variety of open space features. 

The Town Center is traversed by a portion of the Little Seneca greenway. 
This greenway will be a major open space feature in the Town Center, 
making it important that the greenway be visible and accessible to the pub
lic. Sidewalks and bikeways should be located outside the stream buffer 
along the greenway. A strong connection between the transit stop and the 
greenway is particularly critical to enhance pedestrian and bicycle access 
between the greenway and the transit stop. The width of the greenway 
should be the minimum width needed to provide a trail system, but should 
not be any wider than necessary in Town Center. 

While the greenway is the dominant open space feature, other smaller 
open space areas are also proposed. These include: 

• Forested conservation areas along streams. 

• Green space within the historic district in front of the Clarksburg 
United Methodist Church, a highly visible entry point at the intersec
tion of Clarksburg Road and MD 355. 

A park is already located in the Town Center (Kings Pond Local Park) 
which will provide active recreation opportunities. 
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Transit Corridor District (990 Acres) 

The Transit Corridor District includes properties fronting MD 355 which 
have developed over many decades in accord with traditional patterns found 
elsewhere in the "Up-County": single-family detached lots fronting the road. 
The most significant planning challenge here is to maintain and continue this 
residential character while addressing the need for increased traffic capacity 
along MD 355. 

The Transit Corridor District also includes properties traversed by the pro
posed transitway. The planning challenge here is to introduce housing into a 
predominantly employment area. The scale and intensity of residential uses 
must be compatible with neighboring subdivisions along MD 355, yet densities 
must be high enough to be supportive of transit. 

A mixed-use neighborhood is proposed at the northernmost transit stop 
(Shawnee Lane) where there is a 45-acre vacant site. Gateway 270, an office park 
approved for one million square feet, will be the major employment center. A mix 
of residential and local retail uses are proposed at the transit stop itself. 

The southern transit stop will be employment-oriented and serve Comsat, a 
major office park only partially developed. A mix of residential uses at this stop 
will only occur if vacant land on the Comsat site is developed for residential 
uses other than office or research. 

The Land Use Plan for the Transit Corridor is shown in Figure 22, page 5 5. 

Plan Objectives: 

• Continue the present residential character along MD 355. 

The predominant pattern of development along MD 355 in this district is 
residential, with a majority of the homes fronting MD 355. To help rein
force the existing residential character along MD 355, this Plan recom
mends densities ranging from two to four units per acre. 

• Balance the need for increased carrying capacity along portions of MD 
355 with the desire to retain a residential character along MD 355. 

This Plan recognizes that MD 355 through this part of Clarksburg cannot 
remain a two-lane roadway in the long term given its regional significance 
in the northern part of the County. At the same time, widening of MD 
355 to six lanes would be in direct conflict with the Plan objective to 
retain the road's present residential character. 

This Plan makes the following recommendations to achieve a balance 
between the need for increased carrying capacity and the desire to retain a 
pleasant residential character: 
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ial street (maximum four lanes with a planted median). 

2. An alternative north-south thoroughfare (Observation Drive) is rec
ommended to help accommodate anticipated traffic. 

3. MD 355 (Frederick Road) should be renamed Old Frederick Road. 

• Continue the present employment uses along 1-270. 

The Plan assumes a maximum build-out potential of 5 million square feet 
of employment in this district. The large amount of employment square 
footage reflects the buildout of two office parks already partially built and 
occupied: Gateway 270 and Comsat. This Plan assumes continued build
out of these properties as major employment centers. This Plan caps 
development on the Comsat site at 2.3 million square feet of employment 
with the option of increasing development to 4.0 million square feet if the 
development pattern is transit-oriented. The Plan does recommend a rela
tively small portion of the Comsat property be changed from employment 
to residential uses. This portion of the Comsat site is separated from the 
main campus by a stream valley. For this reason, the transitway is located 
as close as possible to these employment areas. This Plan designates a 
transit stop location on the Comsat property. 

As discussed in the Transportation and Mobility chapter, a park-and-ride 
lot is a future possibility in the vicinity of the Comsat transit stop. This 
Plan recommends a park-and-ride lot on the Comsat property only if 
developed in cooperation with Comsat. 

• Provide housing at designated areas along the transitway near significant 
employment uses. 

To introduce housing into this significant employment area, the Plan des
ignates land adjoining the transit stops as residential. This approach will 
result in approximately 1,000 dwelling units in close proximity to 
employment. Two areas along the proposed Observation Drive/transitway 
are designated as residential centers. The Shawnee Lane transit area 
includes several different parcels, including properties proposed for rede
velopment. A density of 7-11 dwelling units per acre is proposed here and 
a Planned Development (PD) Zone is recommended to encourage assem
blage and to promote a mix of uses near the transit stop itself. 

Further north, a 41-acre parcel is recommended for residential uses at 
seven to nine dwelling units per acre. Although traversed by Observation 
Drive/transitway, this property is not proposed as a transit stop nor is a 
mix of residential and non-residential uses proposed. For these reasons, 
higher density residential uses are recommended to be achieved through 
the transfer of development rights to help implement County agricultural 
preservation policies. 



To encourage even more dwelling units on the largely vacant Comsat 
property, this Plan recommends a zoning option for the site which would 
allow a mixed-use development pattern, including housing. (The existing 
I-3 zoning does not permit residential uses.) This Plan also endorses hous
ing as a future element of the already subdivided and recorded Gateway 
270 project just north of Comsat. The opportunity for housing should be 
provided in the event the Gateway 2 70 property, still largely undevel
oped, is re-subdivided in the future. 

• Allow small amounts of office and retail uses at transit stop areas as part 
of a mixed-use development pattern. 

The Plan recommends as a guideline that up to 50,000 square feet of retail 
occur near transit stops. These uses should be dispersed and limited to the 
first floor of buildings to meet the incidental retail needs of employees and 
residents. A free-standing shopping center is not envisioned in this area. 

• Establish strong pedestrian and bicycle linkages to the greenway. 

• Improve east-west roadway connections 

One of the transportation challenges in this area is how to improve east-west 
access. While MD 35 5, Observation Drive, and the Midcounty Highway (A-
305) will facilitate north/south movement through the area, east/west access 
is more difficult to provide because of environmental constraints (tributaries 
of Little Seneca Creek in particular) and existing development patterns. 

This Plan proposes the relocation and extension of two new east/west 
arterial roadways: Shawnee Lane (A-301) and Newcut Road Extended (A-
302). These roads will improve access to the transit stops and I-270 from 
all areas east of I-270. 

Since the extension of Shawnee Lane east of MD 355 will occur between 
two existing neighborhoods, this Plan proposes landscaping on either side 
of the road as a buffer. 

• Provide an open space system which includes small civic spaces at the 
transit stops. 

Two stream valleys, both of which are tributaries of Little Seneca Creek, 
form the basis of this district's open space pattern. 

The proposed Little Seneca Creek greenway is located on one of the tribu
taries and is recommended as public parkland. A new local park is pro
posed along the greenway to meet active recreation needs. 

The second key open space feature will remain in private ownership and 
will be created as development occurs in accord with stream buffer regula
tory guidelines. 
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transit stops to provide a setting for people to meet informally. The nature of 
these open spaces could range from a plaza to a vest pocket park. 

The Montgomery County Board of Education owns a 62-acre site fronting 
MD 355. The location of a school complex here (see Public Facilities chap
ter) would help establish a strong community image along this portion of 
MD 355 and help mark the entry into Clarksburg. 

Newcut Road Neighborhood (1,060 Acres) 

This neighborhood includes approximately 1,060 acres, most of which is 
vacant. It is separated from the Clarksburg Town Center and Transit Corridor 
Districts by Stringtown Road and the Little Seneca greenway and will be tra
versed by the proposed Midcounty Highway (A-305). 

The land use recommendations (Figure 23, page 59) for the Newcut Road 
Neighborhood propose a mixed-use center on Newcut Road, approximately 
midway between A-305 and Skylark Road. This will provide a concentration of 
activity and density in the middle of the neighborhood while promoting lower 
densities at the edges. This concept also clusters development near the green
way system and enhances public access to Ovid Hazen Wells Park. 

An illustrative sketch representing the type of neighborhood center encour
aged by this Plan is shown in Figure 24, page 60. 

A portion of the Newcut Road Neighborhood (375 acres) was approved for 
development in accord with the Planned Neighborhood Zone in 1970. The 
development plan approved by the County Council included 1,393 dwelling 
units, retail uses, a school, and parks. Although this Plan proposes changes to 
the mix and intensity of uses shown on the presently approved development 
plan, the concept of a mixed-use neighborhood is confirmed. 

Plan Objectives: 

• Create a mixed-use neighborhood with a transit-oriented land use pattern. 

Since this neighborhood is not within walking distance of the transitway, 
bus access will be critical, with Newcut Road Extended being the most 
direct connection to the transitway. To help foster a transit-oriented devel
opment pattern, higher density residential uses and retail services are clus
tered along Newcut Road Extended. (See Figure 25, page 61.) 

The design of the neighborhood should implement the following transit 
supportive principles: 

• Locate the core within one-quarter mile of as many residential units as 
possible (i.e., near the center of the higher density residential area). 

• Provide an interconnected system of streets. 
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Retail and office uses in the core should face streets with parking 
behind. 

Detached units are proposed at the edges of the neighborhood to help 
form a suitable transition to rural and agricultural uses to the north and 
east. 

The mix of uses proposed for this neighborhood is as follows: 

Residential 
Retail 
Office 

Civic/Public Uses 

4,660 dwelling units 
109,000 square feet 
Some office uses are envisioned as part of 
the retail center development 
Local park, schools, greenway, places of 
worship, day care, community center 

Higher density residential uses, retail services, office, and civic uses are 
clustered in the neighborhood center. To promote visual identity for the 
center, a vertical mix of three- to four-story buildings would be appropri
ate. 

The recommended guidelines for the mix of housing are as follow: 

Detached 
Attached 
Multi-Family 

45-55% 
35-45% 
10-20% 

Higher density housing is oriented along Newcut Road as part of the 
mixed-use neighborhood center. 

• Provide strong pedestrian and bicycle linkages to Ovid Hazen Wells Park 
and create a development pattern which encourages access to the green
way network. 

Ovid Hazen Wells Recreational Park is located at the northern edge of this 
neighborhood. This park, still largely undeveloped, will be a tremendous 
asset to future residents. The park will be accessible from the proposed 
Little Seneca Creek greenway. 

A local park will also be needed to serve residents. A generalized location 
of the park is shown just west of the greenway where the topography 
appears suitable for playing fields. Improvements to Ovid Hazen Wells 
Recreational Park could serve as a substitute. 

To maximize public access to both the greenway and Ovid Hazen Wells 
Park, this Plan proposes the following: 



• Locate public/civic uses adjacent to the greenway park. 

• Locate residential streets adjacent to the greenway park, outside of the 
buffer area on at least one side. 

• Front houses onto the greenway from across the residential roads. 

• Connect the two central stream valleys with public open space. 

A central town commons park, an elementary school, a middle school, 
and other civic spaces are all proposed to be located in close proximity to 
each other as well as to the greenway to provide a contiguous system of 
public open spaces. 

This Plan also recommends that portions of this neighborhood area be 
designated a TDR Receiving Area (see Zoning Plan chapter, page 95) to 
further County objectives regarding agricultural preservation. The devel
opment pattern recommended in the Plan would be subject to the pur
chase of development rights. 

• Create an interconnected street pattern which includes Newcut Road 
Extended as "main street." 

This neighborhood is bounded by two significant highways. To the east is 
Ridge Road, planned ultimately to be a four- to six-lane highway. The 
southwestern edge of the neighborhood is the Midcounty Highway (A-
305). Because of their scale and character, both these roads serve as 
"edges" to the neighborhood and residential development is oriented 
away from them. Houses should be set back from these roadways to pro
vide a parkway character along Midcounty Highway and to provide a 
suitable transition to the Agricultural Reserve east of Ridge Road. 

Newcut Road Extended will function as an arterial road to connect to the 
Transit Corridor. Newcut Road is proposed as a two-lane arterial road. It 
should be designed to serve as a parkway along the adjacent stream buffer 
to minimize the impact on this neighborhood. 

A series of primary and secondary streets is proposed to connect adjoining 
residential development to Newcut Road and the neighborhood center. 
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Cabin Branch Neighborhood (950 Acres) 

The Land Use Plan recommendations are shown in Figure 26. A concept 
diagram for the proposed neighborhood center is shown in Figure 27. 

This area lies to the west of I-270 and is the only portion of the western side 
which is proposed for significant residential development. The following charac
teristics of the site have led to its designation as a mixed-use neighborhood center: 

• The area is less than a 10-minute drive from the Boyds commuter rail sta
tion and will be easily accessible to a future transit stop proposed east of I-
270. 

• The area is directly served by MD 121, which presently offers access to I-
270 and the Clarksburg Town Center, and will be served by a second I-
270 interchange at Newcut Road Extended in the future. 

• The pattern of land ownership (several large parcels comprise the majori
ty of this neighborhood) offers the opportunity for an overall planned 
development concept. 

• The close proximity to Black Hill Regional Park offers an opportunity to 
establish a strong neighborhood-park relationship. 

• The property has extensive frontage along I-270, opposite Comsat and 
Gateway 270, making it an important part of the I-270, high-technology 
corridor. 

The designation of this area for development has taken into account environ
mental concerns, including the fact that the area lies in the headwaters of the 
.Cabin Branch tributary of Little Seneca Creek. 

This Plan concludes that the opportunity to provide a transit-oriented resi
dential neighborhood and to reinforce the I-270 high-technology corridor con
cept are the most important public policy objectives. This Plan proposes that 
the environmental concerns be addressed by mitigation strategies, discussed in 
the Environmental Plan chapter, at time of development. This Plan also propos
es buffers along the streams. 
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Plan Objectives: 

• Provide a mix of uses including employment. 

The following uses are proposed in this neighborhood: 

Residential 
Employment 
Retail 
Public Uses 

1,950 dwelling units 
2,000,000-2,300,000 square feet 
120,000 square feet 
Places of worship, child care, community 
building, park, and elementary school. 

This neighborhood is envisioned to have a large number of single-family 
detached homes. Attached and multi-family units are also proposed to 
help provide a variety of housing choices for people of different lifestyles 
and incomes. The recommended housing type guidelines are as follows: 

Detached 
Attached 
Multi-Family 

45-55% 
35-45% (Includes 5-10% semi-detached) 
10-20% 

• Encourage an employment pattern which is supportive of I-270 as a high
technology corridor. 

Approximately 175 acres of this neighborhood fronts I-270. This acreage 
offers an opportunity for a large, comprehensively planned employment 
center in close proximity to a residential neighborhood and associated 
retail and support services. This Plan recommends a mixed-use planned 
development zoning strategy (MXPD Zone - see Zoning Plan chapter, 
page 95) for the employment frontage to foster an integrated plan which 
could include residential units. 

The MXPD Zone would allow more intensive office uses on the northern 
portion of this site than would be allowed under the RMX base zone. 
Although the southern portion of the area fronting 1-270 is recommended 
for 1-3 zoning, this area would also be appropriate for MXPD to allow the 
entire 175 acres to be planned and designed in a comprehensive fashion. 

A major Plan concern is that the employment uses become an integral part 
of the overall Cabin Branch Neighborhood and that strong interrelation
ships be established among residential, employment, retail, and public 
facility uses. To encourage this, proposals for development should include 
a discussion of how individual plans will relate to the Master Plan's over
all vision for the Cabin Branch Neighborhood. 

• Create a transit-oriented land use pattern. 

This neighborhood area is located between two transit lines: the MARC 
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Washington, D.C. and the Master Plan proposed transitway which will 
provide access to Germantown, Gaithersburg, and Shady Grove. 

This Plan endorses a transit-oriented development pattern which will 
facilitate bus access and circulation within the neighborhood and which 
will place all residents within convenient walking distance ( one-quarter 
mile) of a bus stop. 

The design concept proposes a neighborhood core to be located so that 
bus service will link the area to the transitway to the east, and the MARC 
station to the southwest. The core should consist of a cluster of higher 
density residential uses, retail services, office uses, and civic uses. The 
design of the neighborhood should adhere to the following guidelines for 
transit and pedestrian serviceability: 

• Locate the core within one-quarter mile of as many residential units as 
possible, i.e., near the center of the higher density residential area. 

• In the core, locate a vertical mix of uses in three- to four-story build
ings facing a town square or commons. 

• Locate a grocery store within the core. 

• Provide an interconnected system of streets. 

• A mix of housing types is encouraged within each block. A hierarchy 
of density is proposed such that the highest densities should be located 
closest to the core and lowest densities along stream valleys, MD 121, 
and West Old Baltimore Road. 

• Street-oriented buildings are encouraged throughout the neighbor
hood. Retail and office uses in the core should face streets with park
ing behind. 

• Maximize access to the proposed open space system. 

The neighborhood is divided into' three areas by stream valleys of the 
Cabin Branch and a tributary of Little Seneca Creek. The largest stream 
valley in the neighborhood extends southward into Black Hill Regional 
Park, providing an opportunity for public open space linkages to the park 
as well as to the proposed hiker-biker trail along Newcut Road, which in 
turn connects to the greenway system on the east side of I-270. To maxi
mize public access to the stream valleys, to the regional park, and to the 
greenway, this Plan proposes the following: 

• Locate public/civic uses and passive open spaces adjacent to the major 
stream valley in the neighborhood. 



• Locate residential streets adjacent to the stream valleys on at least one 
side, outside the buffer area. 

• Front houses onto the greenway from across the residential roads. 

• Connect the two central stream valleys with public open space. 

A local park, an elementary school, and other civic spaces are all proposed 
to be located in close proximity to each other as well as to the stream val
ley to provide a contiguous system of public open spaces. 

• Provide a suitable transition to the rural/open space character south of 
West Old Baltimore Road toward Boyds. 

South of West Old Baltimore Road, the key planning objective along MD 
121 is to maintain the present rural character so a strong transition is pro
vided between the Cabin Branch and Ten Mile Creek East Neighborhoods 
and the rural community of Boyds. For this reason, a low density residen
tial land use pattern (one dwelling unit per one acre) is recommended. 

Just south of West Old Baltimore Road lies a 165-acre farm (the Reid Farm). 
To further the Plan objectives regarding open space preservation along MD 
121, this Plan recommends density be clustered away from MD 121. As with 
the Cabin Branch Neighborhood north of West Old Baltimore Road, the use 
of TDR's is recommended to achieve higher density. The following Master 
Plan guidelines will be reviewed at time of subdivision: 

• The number of dwelling units should not exceed 225. 

• The mix of housing types should include a minimum of 85 percent 
detached. 

• The view from MD 121 should remain open and unobstructed. 
Housing should be clustered away from MD 121 and located in the 
area shown on the Land Use Plan so that it does not obstruct the vista 
from MD 121. 

• The open space pattern surrounding the residential cluster should be 
contiguous and not subdivided into residential lots. This would not 
preclude use as a farm and related farming activities. 

• A portion of the open space should be dedicated as a special park once 
both subdivision has occurred and farming operations have ceased on 
the open space. 

• Provide an interconnected roadway system. 

Two roadways will provide access to this neighborhood from 1-270: MD 
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the area proposed for mixed-use development. Additional roads will be 
needed as connections between these two key roadways, but it is the 
intent of the Plan that roads within the neighborhood be of a scale and 
character supportive of pedestrian movement and transit service. 

West Old Baltimore Road, an attractive rural road which provides access 
to Black Hill Regional Park, is designated as an arterial by this Plan. This 
road will continue to provide an important link between the east and west 
sides of 1-270, but this Plan does not support widening the road. Instead, 
the Plan proposes the extension of Newcut Road across I-276 north of 
West Old Baltimore Road. 

• Create a strong neighborhood focal point by concentrating public and 
retail uses in the same general area. 

This area should have a strong neighborhood orientation. The scale of 
development is large enough to support a variety of non-residential uses 
so important to creating a sense of place. These uses should include not 
only retail but civic and public places as well. This Plan supports the con
centration of these uses in one central area to strengthen the neighbor
hood center concept. 

• Place special emphasis on protection of the west fork of Cabin Branch 
because of its high water quality and tree cover. 



Ridge Road Transition Area (900 Acres) 

This area includes about 900 acres and is located along Ridge Road adjoin
ing the Damascus Planning Area. An important feature of the area is the 294-
acre Ovid Hazen Wells Park. The park provides a logical "edge" to more dense 
development to the south in the Newcut Road Neighborhood of Clarksburg 
and marks the beginning of the transition into Damascus. 

The Cedar Grove Historic District is located along Ridge Road. Its future 
character will be affected by any widening to Ridge Road (now planned to be a 
four-lane facility). This Plan proposes low density, residential development for 
the area surrounding Cedar Grove, which will help to assure its rural setting. 

Plan Objectives: 

• Designate a land use pattern which helps differentiate the more developed 
portions of Damascus from Clarksburg, thereby fostering a greater sense 
of community identity for each. 

This area is designated for low density residential development in accord 
with its location at the edge of the Study Area and its proximity to the 
Agricultural Reserve (see Figure 28, page 72). A low density pattern will 
also help to create an attractive setting for the Cedar Grove Historic 
District. 

• Recommend a cluster form of residential development north of Ovid 
Hazen Wells Park. 

This Plan identifies Ovid Hazen Wells Park as the "edge" of the more 
developed portions of Clarksburg. However, the opportunity exists to cre
ate a neighborhood just north of the park similar in scale to traditional 
rural settlements: a cluster of homes surrounded by open space. 

This type of development pattern requires community water and sewer 
service to allow homes to be built in relatively close proximity to each 
other, thereby preserving a substantial amount of open space. Sewer facili
ties are needed to implement this concept. 

• Propose a land use pattern east of Ridge Road which is compatible with 
Agricultural Reserve areas in the Goshen/Woodfield Planning Area. 

East of Ridge Road, two properties totalling about 150 acres are now 
being farmed. They form a transition between half-acre, suburban residen
tial development to the north in Damascus and highly productive farm
land to the south in the Goshen-Woodfield area. Although the properties 
are part of the Clarksburg Master Plan, the Damascus Master Plan 
includes the recommendation that this area be re-examined in relation to 
agricultural preservation goals as part of the Clarksburg Master Plan 
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process. The Functional Master Plan for the Preservation of Agriculture 
and Rural Open Space in Montgomery County also ensured this area 
would be reconsidered in terms of its potential for agricultural preserva
tion. 

This Plan recommends a rural land use pattern to reinforce the agricultur
al character envisioned for the Goshen/Woodfield Area. The Rural Cluster 
Zone encourages farming but also allows some residential development at 
one dwelling unit per five acres. The portion of the farm fronting Ridge 
Road is recommended for one unit per acre to allow the type of develop
ment pattern already present in the area - single-family detached homes 
oriented to Ridge Road. 

• Propose a land use pattern which provides a suitable setting for the Cedar 
Grove Historic District. 

This Plan recognizes and encourages the preservation of Cedar Grove's 
collection of historic buildings and its rural setting. The Plan: 

• Designates the area around the district as low density to encourage an 
attractive rural setting. 

• Recommends linkages between the district and Ovid Hazen Wells Park 
where the historic Oliver Watkins House is located. 

In addition, this Plan proposes the following design guidelines to help 
assure that future development activity is supportive of the Plan's vision 
for Cedar Grove: 

• Assure that all road improvements, including both changes to existing 
roads and creation of new roads, are sensitive to the historic and 
architectural character of the Cedar Grove Historic District. 

• Relocate historic structures as a "last resort" decision; however, if any 
other structures in the historic district must be relocated due to road 
construction or other capital improvements, they must be retained 
within the district and should be situated in appropriate, prominent 
locations. 

• Reaffirm and strengthen current historic building patterns, e.g., the 
pattern of houses built close to the road with long backyards and 
expanses of green space behind them. 

• Encourage the maintenance of existing trees and major landscaping 
features in the historic district, while also planting new street trees in 
an informal pattern (not rigidly spaced, leaving room for views of his
torically or architecturally significant houses, and maintaining the 
rural character of the town). 
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entrances to the Cedar Grove Historic District which will enhance the 
identity of the community and will help to interpret Clarksburg's his
tory. 

• Extend the greenway system into Damascus via Ovid Hazen Wells Park, 
Damascus Recreational Park, and Magruder Branch Stream Valley Park. 

The linkage is important but problematic in that Ridge Road must be 
crossed. This issue needs further study to assure that a safe connection is 
provided. 



Brink Road Transition Area (860 Acres) 

This area is located near three proposed major roadways: Midcounty 
Highway, MD 27 (Ridge Road), and MD 355. 

The area forms an important transition from Germantown to Clarksburg. 
Although there are 860 acres in the geographic area, most of the land has been 
developed or is committed to development. The absence of sewer has resulted 
in most of the existing subdivisions being built on well and septic, so average lot 
sizes range from one to two acres. The Land Use Plan for this are·a is shown in 
Figure 29, page 77. 

Plan Objectives 

• Create a transition from Germantown to Clarksburg that helps reinforce 
each community's identity. 

This area lies just north of the Germantown greenbelt, which forms a 
visual buffer between Germantown and Clarksburg. To further reinforce 
the transition from Germantown (a Corridor City) to Clarksburg (a 
Corridor Town), this Plan proposes the entry to Clarksburg be character
ized by low density residential development (two to four units per acre). 
This density will allow single-family units and be supportive of the exist
ing residential land use pattern along MD 355. 

• Recommend low intensity, light industrial employment uses near 1-270. 

This Plan recommends low-intensity, industrial employment uses on 
approximately 65 acres adjoining I-270, just south of West Old Baltimore 
Road. This type of use will help provide non-office employment needs 
(such as warehousing, automobile repair and service, wholesale trades, etc). 

This property also adjoins future parkland and the proposed greenway. 
Development of this property should be sensitive to the park and provide 
a suitable buffer area at the park's edge. 

• Continue the residential character of MD 355. 

The street pattern in this area includes a number of major roadways, 
including Midcounty Highway and MD 27, both of which are planned as 
four- to six-lane facilities. 

MD 355 is also a major highway and will be six lanes in Germantown. A key 
land use concern is that MD 355 as it traverses this portion of Clarksburg be 
of a scale and character which supports the continuation of the traditional 
land use pattern in this area: residential uses fronting the road. This Plan 
anticipates the widening of MD 355 in this area to four lanes but endorses a 
cross-section design which will allow historical land use patterns to continue. 
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• Reinforce the North Germantown greenbelt concept. 

The open space pattern in this area is created by stream valley buffers and 
parks. Pedestrian connections to the Little Seneca Creek greenway will be 
encouraged as development proceeds. 

• Designate Midcounty Highway as an appropriate edge to the Agricultural 
Reserve area east of Ridge Road. 

East of Ridge Road, the proposed Midcounty Highway alignment forms 
the edge of a 130-acre area presently zoned for agriculture. This Plan rec
ommends a change in land use for that parcel because Midcounty 
Highway, once built, will separate the acreage from the larger Agricultural 
Reserve area. The Plan proposes a change to rural land use that allows 
low-density residential uses as well as farming. However, as noted in the 
Implementation Strategies chapter, rezoning from the present agricultural 
zone to the Rural Zone should not occur until the location and design of 
Midcounty Highway is under way. 
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Hyattstown Special Study Area (687 Acres) 

This area includes approximately 687 acres. How to preserve the historic 
district of Hyattstown as a viable community is a major planning concern. 
Another planning issue relates to the appropriate land use for the area south of 
Hyattstown, which is bounded by I-270 to the west and MD 355 to the east. 
The future character of MD 355 is critical to the land use pattern in this area. 

The Land Use Plan concept for the Special Study Area is shown in Figure 
30, page 80. 

Plan Objectives: 

• Recognize and encourage the preservation of Hyattstown's significant col
lection of historic buildings and its intact rural village ambiance. 

The intent of the Plan for Hyattstown is to preserve the integrity of exist
ing residential uses while allowing some non-residential uses (including 
commercial) to meet the needs of residents and to help attract visitors to 
this exceptional historic resource. 

The following elements of the Land Use Plan help achieve this vision and 
are illustrated in Figure 31, page 81: 

• Designation of MD 355 in Hyattstown as a local rather than a regional 
thorough( are. 

This Plan opposes the widening of MD 355 through Hyattstown because 
it would destroy the town. At the same time, it is clear that traffic volumes 
in this part of the County will increase as development occurs in 
Frederick County to the north. The major planning issue is how to divert 
regional through traffic from MD 355, the main street of Hyattstown. 
The strategy endorsed by this Plan is to encourage traffic from Frederick 
County to access I-270 north of Hyattstown, thereby reducing through 
trips on MD 355 through Hyattstown to I-270. This proposal is discussed 
in the Transportation and Mobility Plan chapter. 

Implementation of this concept may make it possible to close the 
Hyattstown/MD 109 interchange. This interchange has severe environ
mental constraints which will likely preclude its ever being upgraded. 
Environmental concerns, coupled with the Plan objective to reduce 
through traffic in Hyattstown, support the relocation of the interchange 
into Frederick County. 

This Plan proposes that MD 355 in Hyattstown be classified as a "rustic 
road" (see Transportation and Mobility Plan chapter, page 107). 

• Designation of green buffers to the east and west of Hyattstown. 
Little Bennett Regional Park will continue the town's open space setting 



to the east. To the west, a low density, rural land use pattern is proposed 
to help provide a green buffer. 

• Creation of a hierarchy of commercial uses in the town. 

This Plan proposes two types of commercial uses in the historic district. 
Presently, commercial uses are clustered at the southern portion of the dis
trict. This Plan recommends this area for convenience retail. Further 
north, in the predominantly residential portion of Hyattstown, this Plan 
supports special exception uses such as professional offices, antique stores, 
and bed-and-breakfast lodgings. 

The issue of how best to implement a mixed-use recommendation in a his
toric town like Hyattstown is addressed in the Implementation Strategies 
chapter. 

Two properties in this area are partially zoned for commercial use. One of 
these properties is a cemetery and the adjacent property to the north is 
undeveloped. This Plan recommends removal of commercial designation 
for the cemetery property. The Plan recommends the commercial designa
tion for the entire 1. 7-acre adjacent property located at the Frederick 
County line. This property is located in the Hyattstown Historic District 
and future development will be reviewed by the Historic Preservation 
Commission under the provisions of the County's Preservation 
Ordinance. Any new commercial development on this property must be 
of a character, size, and scale that is consistent with the historic area in 
Montgomery County. 

• Support for the provision of communify sewer and water service in the 
Hyattstown Historic District. 

The provision of community sewer service to Hyattstown is essential if 
the town is to survive. This Plan strongly endorses the provision of service 
in a timely manner. 

• Help assure that future development activity is supportive of the Plan's 
vision for Hyattstown. 

• Reaffirm and strengthen current historic building patterns, e.g., the 
pattern of houses built close to the road with long backyards and 
expanses of green space behind them. 

• Provide linkages between the town and Little Bennett Regional Park, 
particularly accentuating the historic Hyattstown Mill and Miller's 
House, located in the park. 

• Encourage a limited amount of new construction, as long as the new 
buildings are compatible with the historic ones in terms of size, scale, 
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relationship to open space. 

• Encourage the maintenance of existing street trees and the planting of 
new trees in an informal pattern (not rigidly spaced, leaving room for 
views of historically or architecturally significant houses, and main
taining the rural character of the town). 

• Encourage the installation of sidewalks along Frederick Road, where 
topography allows, as long as the sidewalks are informal and mean
dering to relate to the built and natural environment. 

• Encourage appropriate lighting and street furniture, which will 
enhance Hyattstown's rural character and not present an overly urban 
or "Georgetown" appearance. 

• Encourage the creation of gateways at both the north and south 
entrances to the town which will enhance the identity of the commu
nity and will help to interpret Hyattstown's history. 

Figure 32 represents recommendations for Frederick Road. 

• Recommend a rural residential and open space land use pattern between 
Hyattstown and Clarksburg. 

The area between Hyattstown and Clarksburg is recommended to retain its 
rural character. The presence of Little Bennett Regional Park will assure that 
open space will predominate east of MD 355. Recommending a land use 
pattern which provides a significant amount of open space west of MD 355 
will assure a strong rural transition from Clarksburg to Hyattstown. To rein
force this concept, MD 355 in this area is recommended as a primary or 
arterial roadway rather than a major highway. 

The density recommended for the transition area is one unit per two 
acres. The intent of this density is to maintain a rural character while 
allowing property owners some flexibility in locating smaller lots (two 
acres) on better soils. It is anticipated that poor soils for septic systems 
will preclude an overall density of one dwelling unit per two acres. This 
Plan does not support extension of community water and sewer unless the 
County fails to sewer Hyattstown. 

• Provide land use options supportive of solving Hyattstown's sewer prob
lems. 

As previously noted, the provision of community sewer service is essential to 
the future of Hyattstown. The County Department of Environmental 
Protection has conducted a study to determine how to provide this service. 
Serving Hyattstown alone is dependent on cooperation between WSSC and 
the County. The FY 1995-2000 Capital Improvement Program (CIP) has 



Hyattstown Sketch 

Frederick Road Within the Hyattstown Historic District -

The sketch shows retention of the two-lane, open-section road through 
Hyattstown for local access. Limited infill of buildings between the existing struc
tures, sidewalks, and street trees are also shown. Through traffic would be directed 
to the future bypass outside the Historic District . 
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project not be implemented due to fiscal or institutional constraints, this Plan 
includes a higher density option for the transition area to help provide a 
greater service area, thereby offering an incentive for greater developer partic
ipation in the provision of sewer. 

This higher density option (PD-2, two units per acre) would only be suitable 
if County efforts to program a solution in the County's adopted CIP to 
sewer Hyattstown in a timely manner (within two years of adoption of the 
Master Plan) prove unsuccessful and it can be shown that it is feasible to 
develop the sewerage system necessary for the higher density option. 

The criteria for granting an application for two units per acre should 
include the continuation of a traditional rural development pattern (clus
ters of homes amid an agricultural countryside) which duplicates and is 
supportive of the Hyattstown Historic District. 

• Recommend non-residential land uses in areas projected to experience 
severe noise impacts. 

Non-residential uses in the Special Study Area are concentrated along MD 
355 just north of Comus Road. The existing zoning (I-1) permits industri
al uses; the sale and rental of equipment is the predominant land use. This 
Plan recommends continuation of the I-1 Zone and encourages landscap
ing along MD 355 to enhance the character of existing industrial uses. 

Just north of the area zoned 1-1, the Plan supports the existing mix of rural 
scale services and residences. The businesses located here are non-conform
ing uses and have been for many years. Rezoning this area to industrial or 
commercial would change the character from rural residential to strip com
mercial and industrial. At the same time, properties are affected by noise 
from I-270 - a situation which will worsen as traffic volumes along I-270 
increase. Landscaped screening would improve the vistas of those entering 
Montgomery County along I-270. The configuration of properties (parcels 
are "sandwiched" between I-270 and MD 355) will make it impossible for 
residential development to be clustered outside projected severe noise con
tours. The area recommended for this policy is shown in Figure 33. This 
Plan recommends creation of a new zone to permit services of a scale and 
character which would be compatible in rural settings and would encourage 
appropriate landscaping and access. Such a zone would be appropriate in 
this portion of the Plan. If the new zone for this area is not approved, this 
Plan recommends that this area be zoned Rural with special exceptions used 
to maintain as many of the currently existing uses as possible. 
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• Extend the greenway system to the Frederick County line to maximize the 
potential for a regional greenway network. 

This extension has been endorsed by the Frederick County Planning 
Commission and has been included in their Master Plan for Urbana. 

• Recommend property west of 1-270 and north of Comus Road be added 
to the Agriculture Reserve area. 

This area includes 161 acres which were zoned light industrial (1-3) in 
1964. This Plan examined the option of continuing an industrial use des
ignation on this site in light of the following site characteristics: 

• Lack of access to I-270. Although this parcel is highly visible from 1-270, 
there is no direct access to I-270. 

• Lack of planned sewer and water service. This Plan is recommending 
rural and agricultural uses in the vicinity of this parcel; no community 
sewer or water service is envisioned given the planned low density char
acter of the area. 

• Lack of planned road and bridge improvements in the area. This property 
is located on Comus Road, a planned two-lane road, and traffic from the 
site would cross I-270 on a bridge which has limited carrying capacity. 

All of these factors make this property unsuitable for the type of high
technology office employment envisioned along the I-270 Corridor. The 
site better relates to the agricultural areas to the north and west. 



Ten Mile Creek Area (3,590 Acres) 

As noted in the Environmental Plan chapter, the 3,590-acre Ten Mile Creek 
Area has characteristics which make it environmentally sensitive, including 
extensive woodlands, fragile stream banks, and steep slopes. 

The Land Use Plan proposed for this area is shown in Figure 34, page 88. 

Plan Objectives: 

• Recommend a land use pattern west of Ten Mile Creek which is support
ive of the larger Agricultural Reserve. 

The Ten Mile Creek Area adjoins a portion of the County-wide 
Agricultural Reserve described in the Functional Master Plan for the 
Preservation of Agriculture and Rural Open Space in Montgomery County 
as the "Central Sector." The central sector is described in the Functional 
Master Plan for Agriculture and Open Space as follows: 

This 36,000-acre sector is the pivotal point in Montgomery 
County's agricultural and rural open space preservation program 
... Pressure to develop this area is expected to increase because 
of its natural beauty and as employment opportunities move 
northward along the 1-270 corridor. An aggressive preservation 
program should be focused on this area. 

The Functional Master Plan for Agriculture and Open Space concludes that 
a new Master Plan for the Clarksburg Study Area should be prepared that 
"examines Clarksburg's potential for agricultural preservation." 

This Plan focuses on the area west of Ten Mile Creek as the most critical 
in terms of helping to preserve the larger Agricultural Reserve. The exist
ing land use pattern is dominated by very large parcels and has tradition
ally been a farming community. Although the suitability of soils for farm
ing varies from poor to good (see Figure 35, page 90), the importance of 
this area to County-wide agricultural preservation is significant because it 
forms a critical transition from the 1-270 Corridor to the very productive 
farmland of western Montgomery County. For this reason, this Plan rec
ommends approximately 1,800 acres west of Ten Mile Creek be added to 
the County's Agricultural Reserve area. 

Alternative rural land use patterns were considered in this area but reject
ed as being inconsistent with farmland preservation objectives. 
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• Recommend a land use pattern east of Ten Mile Creek which balances 
environmental concerns, County housing needs, and the importance of I-
270 as a high-technology employment corridor. 

Because this area is separated from the larger Agricultural Reserve by Ten 
Mile Creek, agricultural preservation is not the primary objective. The 
key land use objective in this area is to provide housing and job opportu
nities while mitigating water quality impacts in Ten Mile Creek. An open 
space pattern extensive enough to help protect the many natural attributes 
of the larger watershed is recommended by this Plan. 

A more detailed discussion of the environmental characteristics and con
cerns in this area is included in the Environmental Plan chapter. During the 
Master Plan process, the importance of protecting these environmental 
resources was weighed against competing County needs, in particular, the 
long term County-wide need for additional areas for single-family 
detached housing and the future of I-270 as a significant employment cor
ridor. 

This Plan recommends an extensive level of environmental mitigation 
because all of the environmental studies done as part of this Master Plan 
process have identified Ten Mile Creek as a fragile stream due to its deli
cate ecosystem, low base flow, and highly erodible stream banks. In this 
respect, Ten Mile Creek differs from other streams in the Study Area and 
merits special consideration. 

• Recommend employment sites along I-270 and include development crite
ria to help address environmental concerns. 

Two employment sites are recommended in this area; both front I-270 
and are in close proximity and have good access to the I-270/MD 121 
interchange. 

The character of development at these sites is very important given their 
location in the Ten Mile Creek Sub-basin. (See Environmental Plan chap
ter, page 13 7.) The following guidelines are intended to foster environ
mentally sensitive site plans when these sites develop: 

• Each site shall have no more than 400,000 square feet of floor area. 

• An imperviousness limit of 15 percent shall apply to the entirety of 
each site (this coverage shall be calculated over the entire property -
not just the portion which is zoned for industrial, see Figure 36, page 
93). 

• Development plans should include tightly clustered buildings close to 
I-270 to promote transit serviceability. 
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• Both sites will require improved access from MD 121 once develop
ment occurs and 1-270 improvements require relocation of Whelan 
Lane (the current access). The Master Plan recommends relocated 
Whelan Lane to be kept as close to the existing alignment as possible 
to minimize new stream crossings. 

• Recommend residential land uses west of MD 121 and include develop
ment guidelines to help address environmental concerns and to assure a 
predominance of single-family detached units. 

This Plan recommends that approximately 600 acres be designated RE-
1/TDR with a base density of one unit per acre - the density recom
mended by the 1968 Clarksburg Master Plan but never implemented. 

Up to 900 dwelling units would be appropriate through the purchase of 
TDR's if the following environmental and housing mix guidelines can be 
achieved. 

• Development should achieve a minimum of 70 percent single-family 
detached units. The Montgomery County Office of Planning 
Implementation has documented the need for single-family detached 
lots to meet projected future market demand. Master Plan guidelines 
will help assure this type of development occurs in this area. 

• The open space and conservation areas along Ten Mile Creek's main
stem and tributaries shown on the Master Plan should remain unde
veloped and should be afforested. 

• Dedication to M-NCPPC will be required for the open space and con
servation areas along Ten Mile Creek's mainstem. At the time of sub
division, M-NCPPC will decide whether the open space along the 
tributaries will also be required for dedication to parkland or will 
become homeowners associations' common land. 

• There may be a need for future study of possible water reservoir sites 
and Ten Mile Creek is identified as a potential study site. Therefore, 
this development should be able to accommodate a possible future 
reservoir within the open space shown on the Master Plan. 

• Provide general guidance in terms of future potential uses of County
owned land (Site 30). 

Montgomery County owns a 300-acre site known as Site 30. 

This Plan recommends the following land use pattern for this site: 

• The portion of the property fronting 1-270 is recommended for office 
or R&D uses, not to exceed 400,000 square feet of floor area. 
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• A publicly owned facility could be accommodated elsewhere on the 
property. A detention center for minimum to medium security inmates 
(the Seneca Correctional Facility) is presently planned for Site 30. If 
the detention center is located elsewhere, then an alternative public 
use of similar scale and intensity may be appropriate. 

This Plan recommends that the ultimate development of Site 3 0 include 
the following elements: 

• The greenway proposed along Ten Mile Creek. 

• Preservation of the Moneysworth Farm historic site on the property 
(adaptive re-use of the building is encouraged). 

• A compatible transition to surrounding rural and open space uses. 

• No access to Shiloh Church because a significant stream crossing 
would be required. 

• Designation of a significant portion of Site 3 0 as open space. 

• Impervious surfaces shall not exceed 15 percent for the entirety of Site 
30 (including public and private uses). 

Because of the many environmental constraints on Site 30, its location in 
a sensitive watershed, and the rural/agricultural character of surrounding 
land uses, evaluating whether a particular public facility is suitable at Site 
30 must occur as part of a well defined planning process. Such a process 
should include citizen participation and involve other governmental 
review agencies as early in the process as possible. 
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CHAPTER FOUR 

• 
0010 

Overview 

The zoning recommendations of this Plan will be implemented by separate 
action of the County Council following adoption of the Plan. 

Existing and Proposed Zoning Plan 

The zoning pattern as of 1993 is shown in Figure 37, page 96. The recom
mended zoning plan is shown in Figure 38, page 97. 

The Zoning Plan includes two different types of zones: Euclidean (base) 
zones and floating zones. It is standard practice in all master plans adopted in 
Montgomery County since 1971 to designate a base, or "Euclidean" zone, for 
every parcel and to indicate for some parcels an appropriate floating or option
al zone that allows somewhat different development and sets a higher limit on 
the intensity of development than the base zone. Euclidean zones contain rigid 
requirements, such as lot size, setbacks, and height limits. Except when devel
oped under the cluster option, the entire land area will be divided into approxi
mately equal size lots. 

Base (or Euclidean zones) may be applied to an entire area by the County 
Council in a comprehensive rezoning following a master plan study. Piecemeal 
requests for Euclidean rezonings may be granted only upon a showing that 

95 
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Existing Zoning (as of 1993) 

RDT 
RC 

Rural Density Transfer 
Rural Cluster 
Rural 
Slngle Famlly Detached 

R•200 Slngle Famlly Detached 
R-SO Multl-Famfly 
PN Planned Neighborhood 

Figure 37 

T-S Town Center 
C-INN Country Inn 

C-1 Local Convenience Retail 
C-2 
1-s 
1-1 

R&D 

General Commercial 
Industrial Park 
Light Industrial 
Research & Development 

Note: See Summary of Zoning Classtftcattons 
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RDT 
RC 
RURAL 
RE-2 
RE-1 
R-200 
RE-1/TDR 
R-200/TDR 
RMX-1/TDR 
C-1 
C-INN 
1-1 
1-3 
1-4 
PD 2-5 
PD 7-11 
RMX-2 
MXPD 

! * 
** 
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Figure 38 

Rural Density Transfer 
Rural Cluster 
Rural 
Single-Family Detached 
Single-Family Detached 
Single-Family 
Residential Transfer Development Rights 
Residential Transfer Development Rights 
Residential Transfer Development Rights 
Local Convenience Retail 
Country Inn 
Light Industrial 
Industrial Park 
Low-Intensity, Light Industrial 
Planned Development 
Planned Development 
Residential - Mixed-Use, Community Center 
Mixed-Use, Planned Development 

Historic District 

See Text For PD Option 
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comprehensive rezoning or that there was a mistake in that comprehensive 
rezoning. 

Floating zones have more flexible development standards, but they may 
be approved by County Council only upon a finding that the development 
will be compatible with surrounding land uses and is in accord with the pur
pose clause of the zone. In all floating zones, development can only occur in 
accordance with a detailed site plan approved by the Planning Board. 

A generalized description of the zones recommended in this Plan is 
included in Table 4, page 102. 

Relationship of Proposed Zoning Plan to Key Land Use 
Objectives 

The relationship between the Plan's land use recommendations and zon
ing proposals is summarized in Table 5, page 104. 

1. Implementing Mixed-Use Neighborhoods 

The Land Use Plan includes many guidelines regarding housing mix, 
character of neighborhoods, road cross-sections, and the interrelationship of 
different public and private uses. These types of objectives are best imple
mented through zones which allow the developer more flexibility in terms 
of layout and provide for more rigorous design review by the Planning 
Board and/or County Council. 

For this reason, the Zoning Plan designates key areas of the Plan for 
either "floating zones" or Euclidean zones, which require project plan 
approval by the Planning Board. This strategy is essential if the mixed-use 
concepts of the Plan are to be realized. At the same time, this approach 
allows the Planning Board and/or County Council more opportunity to look 
at the details of a development proposal and test it against the Plan guide
lines prior to authorizing higher density development. 

Figure 39, page 99, identifies those properties which will require addi
tional legislative action by the County Council to achieve the end-state densi
ty (Planned Development zones) as well as those which will require project 
plan approval by the Planning Board to achieve end-state density (residential
mixed use zones). Where there is a range in the PD density, the higher densi
ty may be achieved only through maximum use of the MPDU provisions. 

The Town Center District, the proposed transit stop neighborhoods, 
and the majority of the Newcut Road and Cabin Branch Neighborhoods are 
covered by these zones. As a result, the end-state densities recommended in 
the Land Use Plan cannot occur without more detailed review than is typi
cally required by the subdivision or site plan process. 

The boundary of the Town Center to the north and east is A-305. The 
actual alignment of A-305 may change as a result of design and engineering 
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alignment. 

2. Designation of TDR Receiving Areas 

This Plan designates several parcels of land as suitable for transferable 
development rights (TDR) receiving areas. Receiving areas are permitted to 
develop to a specified density greater than that designated by the base zoning 
density. 

The zoning density of a development in any residential zone within a desig
nated TDR receiving area may be increased (subject to Planning Board approval 
and in conformance with an approved and adopted master plan) by one 
dwelling unit for each development right received from a rural property desig
nated a "sending area." Transferable development rights is a method of preserv
ing agricultural land. Owners of agricultural land sell "development rights" 
from their land. 

The zoning density in a receiving area may not be increased by transfer of 
development rights beyond the density recommended by the Land Use Plan. A 
request to utilize development rights on a property within a receiving area is sub
mitted in the form of a preliminary subdivision plan. The preliminary subdivi
sion plan must normally include at least two-thirds of the maximum number of 
development rights permitted to be transferred to the property. 

A property developed with TDR's must provide moderately priced dwelling 
units (MPDU's) in accord with the Montgomery County Code. The MPDU 
requirement is calculated on the total dwelling unit count, including TDR units. 
(Additional TDR's do not have to be purchased to exercise the MPDU bonus.) 
Development with TD R's must conform to the standards of the PD zone nearest 
(but not higher) in density to the TDR density shown on the Master Plan. 

The recommended TDR receiving areas in Clarksburg are identified on the 
Land Use Plan map and the Zoning Plan map. The characteristics of the receiv
ing areas are described on Table 3, page 101. 

3. Implementing the Vision of I-270 as a High-Technology Employment 
Corridor. 

This Plan includes many employment sites along I-270. Some are presently 
zoned I-3, but this Plan recommends a substantial reduction in the actual 
acreage proposed for I-3. The key reasons for reducing the amount of I-3 zoned 
land include: 

• The Plan's intent to keep employment uses clustered toward I-270 
rather than allowing buildings to spread over large expanses of land. 

• Concern that continuing the existing zoning pattern could allow 
upwards of over 80,000 employees in an area envisioned as a town 
rather than a major employment center. 



The most significant area of new employment is located in the Cabin 
Branch Neighborhood where up to 2.3 million square feet of office-type uses 
could occur. This Plan recommends this development occur as part of a mixed
use concept to allow the opportunity for housing. RMX zoning will be the base 
zoning for the northern portion of this site and 1-3 Zone for the southern por
tion with an MXPD option over the entire area to allow for comprehensive 
planning of these mixed uses. 

A similar zoning approach is recommended along 1-270 in the Town Center 
to encourage joint development of employment and residential uses near a 
future proposed transit stop. The R-200 Zone is recommended as the base zone 
with MXPD Zone recommended as the appropriate floating zone. 

The Land Use Plan designates sites west of 1-270 as suitable for the 1-3 
Zone; the actual zoning configuration will be refined at time of zoning. 

Summary of TDR Zone Recommendations 

M aximum 
Potential 

Area Acres Recommended Development 
Zone Rights 

Cabin Branch 355 RMX-1/TDR 734 
Neighborhood 165 RE-1/TDR-2 ,; 31 

NewcutRoad 670 R-200/TDR-3 670 

MD 355 Corridor 175 R-200/TDR-4 350 

Transit Corridor 41 R-200/TDR-7 205 

Ten Mile Creek East 593 RE-1/TDR-2 * 194 

Total 1,999 2,184 

The owners/representatives of these properties have requested the 
TDR designation. The Master Plan establishes density caps of less than 
the full density allowed by the zone on these properties . 

101 

ZONING 
PLAN 

Table 3 

• i'v!ARYlAND-NATIONAL CAPITAL 
,... PARK & PLANNING Clarksburg Master Plan and Hyattstown Special Study Area 

COMMISSION APPROVED A.ND ADOPTED JUNE 1994 



102 

Summary of Zoning Classifications1 

Zone 

AGRICULTIJRAL ZONES1 

RDT 
RC 
Rural 

RESIDENTIAL ZONES 
RE-2 
RE-1 
R-200 
R-150 
R-90 
R-60 
R-30 

Description 

Rural Density Transfer 
Rural Cluster 
Rural 

Single-Family Detached 
Single-Family Detached 
Single-Family 
Single-Family 
Single-Family 
Single-Family 
Multi-Family 

TRANSFERABLE DEVELOPMENT RIGHTS (TDR) 
RMX-1/TDR 
R-200;TDR 
RE-l;TDR 

COMMERCIAL ZONES 
C-1 
C-2 
C-Inne.· 

EMPLOYMENT ZONES 
1-1 
1-3* 
1-4 

Local Convenience Retail 
General Commercial 
Country Inn 

Light Industrial 
Industrial Park 
Low-Intensity, 

Light Industrial 

PLANNED DEVELOPMENT AND MIXED-USE ZONES 
PDe.· 
PN':· 
MXPD~· 

RMX-P 

RMX-2':· 

Planned Development 
Planned Neighborhood 
Mixed-Use Planned 

Development 
Residential - Mixed-Use 

Development, 
Community Center 

Same as above 

Table 4 

Maximum Density (Units Per 
Acre)/Building Height2 

1 Unit/25 Acres 
1 Unit/5 Acres 
1 Unit/5 Acres 

0.4/Acre 
1.0/Acre 
2.0/Acre 
2.9/Acre 
3.6/Acre 
5.0/Acre 
14.5/Acre 

The TDR density shown on the 
Zoning Plan can only be achieved 
through the transfer of develop
ment rights from the Agricultural 
Reserve 

30 Feet 
3 Stories/42 Feet 
2-1/2 Stories 

10 Stories/120 Feet 
100 Feet/0.5 FAR 
42 Feet 

Variable 
Variable 
Variable 

Variable 

Variable 

Note: ~- These zones generally involve more rigorous review procedures by the Planning Board 
and/or County Council. 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 
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Table 4 Footnotes: 

1 The Montgomery County Zoning Ordinance gives the specific provisions · 
for each zone. In certain instances, dwelling unit types and building 
heights may be changed. 

2 Densities indicated are the maximum permissible, without the bonus for 
inclusion of Moderately Priced Dwelling Units (MPDU's). These densities 
do include the cluster option where applicable. Maximum density can 
only be obtained on land with dedicated rights-of-way and the capability 
to accommodate required lot sizes. Any subdivision of 50 or more units 
must include 12.5 percent MPDU's, in which case a density increase of up 
to 20 percent and optional development standards and unit types are per
mitted. 

3 In order to utilize the cluster provisions of the Zoning Ordinance, a devel
oper must receive the approval of the Montgomery County Planning 
Board. The property must be posted and a public hearing must be held on 
the application prior to the Planning Board's action. 
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Zoning Recommendations by Geographic Area 

PLANNING SUBAREA 

1.TOWN CENTER 
DISTRICT 

2.TRANSIT 
CORRIDOR 
DISTRICT 

3.NEWCUT ROAD 
NEIGHBORHOOD 

KEY LAND USE RECOMMENDATIONS 

• To encourage a variety of uses. 

• To encourage a mix of housing 
types. 

• To reinforce the concept of I-270 as 
a high technology employment cor
ridor. 

• To encourage a proposed neighbor
hood shopping center be integrated 
with surrounding uses. 

• To protect the scale and character of 
the Clarksburg Historic District. 

• To encourage a mix of uses at the 
proposed Shawnee Lane transit stop 
area. 

• To continue the employment zon
ing (I-3) on the Comsat and 
Gateway I-270 properties and to 
provide the future opportunity for a 
mix of housing. 

• To retain the residential character of 
MD355 

• To create a mixed-use neighborhood 
center. 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 

Table 5 

KEY ZONING RECOMMENDATIONS 

• Recommend the RMX-2 Zone for 
a large portion of the Town 
Center District. This zone allows a 
mix of uses but only upon a find
ing by the Planning Board that a 
development plan is consistent 
with Master Plan recommenda
tions. 

• Designates a site near I-270 for 
employment use. The MXPD 
Zone is recommended to encour
age the joint development of resi
dential and employment uses. 

• Recommend Planned Develop
ment (PD) Zone for mixed-use 
area. 

• Recommend Mixed-Use Planned 
Development (MXPD) Zone as 
an option for properties now 
zoned I-3. 

• Retain existing residential zoning 
along MD 355. 

• Recommend Planned Develop
ment (PD) Zone for vacant land 
currently zoned Planned 
Neighborhood (PN). The PN 
Zone was developed over 20 years 
ago; planning and zoning con
cepts in terms of neighborhoods 
have changed and the PN Zone is 
no longer the best way to achieve 
Plan objectives. For this reason, 
the PD Zone is recommended 
instead. 
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Zoning Recommendations by Geographic Area (continued) 

PLANNING SUBAREA 

4. CABIN BRANCH 
NEIGHBORHOOD 

5. HYATISTOWN 
SPECIAL STUDY 
AREA 

6. TRANSITION 
AREAS 

7. TENMILE 
CREEK AREA 

'I MARYLAND-NATIONAL CAPITAL 
,..... PARK & PLANNING 

COMMISSION 

KEY LAND USE RECOMMENDATIONS 

• To encourage a variety of housing 
types. 

• To create a mixed-use neighbor
hood center. 

• To encourage an employment pat
tern which is supportive of I-270 
as a high-technology Corridor. 

• To preserve the scale and charac
ter of the Hyattstown Historic 
District. 

• To preserve the rural character 
between Hyattstown and 
Clarksburg. 

• To recommend compatible land 
uses in areas severely impacted by 
noise. 

• To create a suitable transition 
from other communities 
(Damascus/ Germantown) to 
Clarksburg. 

• To encourage the preservation of 
agricultural and open space. 

• To balance environmental con
cerns, County housing needs, and 
the importance of I-270 as a high
tech employment corridor. 

KEY ZONING RECOMMENDATIONS 

• Designate areas recommended 
for residential and retail uses as 
RMX-1, a mixed-use zone. 

• Recommends the MXPD Zone if 
area is planned and designed in a 
comprehensive fashion. 

• Allows a PD zoning application in 
the area between Hyattstown and 
Clarksburg if it is supportive of 
the Plan objective to provide 
sewer service to Hyattstown in a 
timely manner. 

• Recommends a new zone to per· 
mit services of a scale and char
acter which would be compatible 
in rural settings. 

• Recommend residential zones 
that will facilitate provision of 
detached units (R-200 and R-90). 

• Recommend large lot zoning as 
transition to neighboring rural 
and agricultural areas (5-acre and 
2-acre lots). 

• Recommend RDT zoning west of 
Shiloh Church Road. 

• Recommend employment sites 
along I-270. 

• Recommend residential land uses 
west of MD 121. 

Clarksburg Master Plan and Hyattstown Special Study Area 
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Overview 

This Plan proposes a system of highways, transit routes, and bikeway/path
ways to support future development. Major emphasis is placed on transit in 
accord with Plan objectives to make Clarksburg a transit-oriented community. 

The transportation system functions to serve both access for local traffic (to 
and from area development) and passage for through traffic moving between 
areas of the larger region. Most parts of the transportation system serve both of 
these functions. Generally, freeways (I-270), major highways and the transitway 
are intended to serve the movement of longer distance through traffic while 
local neighborhood streets and neighborhood bus loops, bikeways, and walk
ways tend to only provide access to the residential and business areas through 
which they pass. Arterial highways fall between these extremes, serving a com
bination ofthrough movement and local access. 

In the preparation of this Plan, future land uses and transportation improve
ments for the Study Area were evaluated for adequacy using regionally accepted 
land use forecasts and transportation networks. The information for Frederick 
County was of particular importance and was at a greater level of detail than 
previously used in County-wide analyses. 

The importance of transit to the future development of the 
Clarksburg/Hyattstown area cannot be underestimated. The transit-related rec
ommendations of this Plan include: 

• Regional transitway linking the Study Area to the City of Frederick to the 
north and the Shady Grove Metro station to the south. 
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sit stations. 

• Improved MARC commuter rail service. 

• Park-and-ride lots. 

Higher intensity land uses are directed to transit station areas. In those por
tions of the Study Area where lower intensity development uses are recom
mended, this Plan encourages the clustering of buildings toward bus routes. To 
encourage non-automobile access to transit, this Plan recommends a continuous 
network of sidewalks and bike routes connecting developed areas to transit sta
tions. 

This Plan recognizes the transportation policy implications of recently adopt
ed federal regulations pursuant to the Clean Air Act of 1990. This legislation sets 
forth automobile emissions guidelines which must be adhered to for localities to 
receive federal funding for transportation projects. Key factors which influence 
the level of automobile emissions are levels of vehicle-miles-of-travel (VMT) and 
congestion on roadways. To limit these factors, this Plan calls for the provision 
of a transportation system which will offer a variety of viable mobility alterna
tives to the single-occupant automobile. Further, this Plan recognizes the influ
ence of the pattern of land development needed to support transit and recom
mends appropriate intensities of land uses. 

Plan Objectives 

• Identify a high quality public transportation system on exclusive and 
shared rights-of-way to reduce dependence upon single-occupancy auto
mobile commuting and which can be implemented in stages. 

• Identify an interconnected highway network in coordination with the 
existing and planned regional network to provide multiple opportunities 
for trips in the Study Area. 

• Provide guidance to the Maryland Department of Transportation concern
ing future improvements to State and federal transportation facilities in 
the area, particularly 1-270 and MD 355. 

• Identify a strategy in the Clarksburg Town Center and Hyattstown 
Historic District to route regional through traffic away from these sensi
tive areas and onto 1-270, arterial roadways, and the transitway. 

• Recognize the influence that planned regional development and future 
transportation systems might have on the Plan. 

• Identify roads to be preserved as part of the Montgomery County Rustic 
Roads Program. 

• Encourage efficient public transit and carpool/vanpool programs to sup
port residential and employment development. 



• Encourage the provision of bikeways for commuter as well as recreational 
uses. 

• Provide public and private pathways for pedestrian movement at the time 
of road design and construction. 

• Recognize the different mobility needs of people, depending on whether 
they are traveling through, to, from, or just within the Study Area. Table 6 
suggests particular strategies to be followed in meeting the needs of differ
ent types of travelers. 

• Provide guidance for road design and construction. 

The Generalized Highway and Transit Plan for Clarksburg is shown in 
Figure 40, page 113. 

Transit Plan 

At present, transit service consists of a limited number of buses on existing 
roadways and the commuter rail station in Boyds. These services will need to be 
greatly expanded to serve the future development of Clarksburg. A primary 
thrust of this Plan is to recommend land uses that may be effectively served by 
the transit system (see Land Use Plan chapter). 

Plan Objectives: 

• Make Clarksburg part of a larger, regional transit network. 

This Plan shows the proposed location of an exclusive transitway through 
the Study Area. (See Figure 10, page 23.) This would be a 70-foot right
of-way if removed from roadways or 50 feet of additional right-of-way if 
developed along adjoining roadways. In either case, the rights-of-way 
would provide space for the exclusive operation of transit vehicles. 

This Plan recommends the location of the transitway within the entire 
length of the A-19 (Observation Drive) right-of-way from Germantown to 
MD 35 5 (B-1 ), north of the Clarksburg Historic District. From the inter
section of A-19 and MD 355 the transitway joins MD 355, crosses A-305, 
and continues along MD 355 to its intersection with Comus Road. North 
of Comus Road, the transitway's recommended location is within the 1-
270 right-of-way. The mode of transit (light rail or bus, for example) will 
be determined by more detailed preliminary design and feasibility studies 
to be conducted by the Montgomery County Department of 
Transportation (MCDOT). 

If the Maryland Department of Transportation (MDOT) or MCDOT 
develops a revised alignment for the transitway or A-19 through 
Clarksburg, this Plan recommends that the Planning Board and County 
Council consider such an alignment. Any such revision which is approved 
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Trip Orientation 

Through 

To 

From 

Within 

Start of the Trip 

• Locate more hous-
ing closer to acces-
sible transit that 
comes through the 
area 

• Locate more hous-
ing closer to transit 
routes that come 
into the area 

• Provide Share-a-
Ride Program for 
area residents 

• Improve sidewalks, 
bike routes and 
access to transit 
routes 

• Locate housing in 
the area closer to 
employment cen-
ters to facilitate 
walking and biking 

• Improve sidewalks, 
bike routes, and 
access to transit 
routes 

Components of Travel Through, To, From, and Within the Study Area 

Predominent Means of Travel for the Trip 

Auto-Highway Transit Biking Walking 

• Emphasize I-270 • Upstream Park- • Greenway system 
for regional and-Ride lots 
through trips · • Corridor Cities 

• Regional ride-shar- Transitway (Shady 
ing programs Grove to ••• 

Frederick) 
• MARC rail exten-

sion (Point-of-
Rocks to 
Frederick) 

• Major highway • Corridor City • More bike routes 
capacity improve- Transitway (Shady in main travel cor-
ments Grove to ridors and within 

• Intersection Frederick) the area; priority ••• 
improvements • Park-and-Ride lots implementation 

• Interchanges with express bus • Bike paths to area 
service to the area employment centers 

• Greenway system 

• Intersection • Increase frequency • Bike storage at 
improvements of feeder bus transit stations 

• Major highway routes to transit • Greenway system 
capacity improv- stations ... 
ments • Corridor Cities 

• Interchanges Transitway 
• Increased transit 

route coverage and 
direction 

• Park-and-Ride lots 
• MARC rail service 

• Intersection • Improve route • Improve bike paths • Improve pathway 
improvements density and fre- to employment and sidewalk sys-

• More local streets quency of Ride-On centers and com- tern between resi-
for circulation and Metrobus munity facilities dential areas and 

• Reduce conflicts routes • Bike storage at employment cen-
with through traf- employment centers ters and communi-
fie • Greenway system ty facilities 

• Greenway system 

End of the Trip 

000 

• Parking availability 
and rates 

• TMD Share-a-Ride 
programs for the 
employment center 

• Bike storage for 
workers at employ-
ment centers 

• Transit and pedes-
trian circulation 
system in 
Montgomery 
County and 
regional activity 
centers 

• Reduce conflicts 
with vehicles; 
more signalized 
crosswalks 

• Improve street 
lighting and ameni-
ties 
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by a vote of the County Council may proceed without the need for another 
Master Plan amendment, but only after the Council and the Planning 
Board provide an opportunity for comprehensive public input including, 
but not limited to, a public hearing by the Council. 

The recommended alignment is subject to further feasibility and engineer
ing studies to determine its exact location, cross-section, and mode of 
operation. All options for use of this alignment should be considered in 
the course of the MCDOT design study, including grade separated and at
grade locations. The alignments should be considered for integration with 
surrounding land use where appropriate. These studies should also deter
mine a feasible funding schedule for construction of the transitway and 
the expected sources of funding. 

The Boyds train station is served by a commuter rail service (MARC) 
operated by the Maryland State Rail Administration. The service connects 
Union Station in Washington, D.C. with Brunswick, Maryland, with con
nections to Martinsburg, West Virginia. 

The MARC station will serve as the primary transit service for the Study 
Area until the transitway and the 1-270-related transit improvements are 
operational. 

• Provide neighborhood bus loops which provide internal circulation as 
well as access to the larger regional transit network. 

Illustrative bus loops are proposed to serve residential neighborhoods, 
employment, and shopping areas. Small Ride-On size buses are proposed 
to eventually operate along these loops. Initially, service to the Boyds 
MARC station is recommended, to be followed by longer distance bus 
connections along 1-270 and A-305. 

• Designate areas as suitable for Park-and-Ride lots to encourage 
carpool/vanpool programs. 

To foster carpool formation and to provide "Park-and-Ride" to transit sta
tions and Down-County, this Plan recommends that Park-and-Ride lots of 
50 to 300 spaces be combined with shopping center parking lots in the 
neighborhood centers. This Plan recommends that special attention be paid 
to the design of larger lots in terms of community impact. 

Park-and-Ride lots will perform an important function early in the develop
ment of Clarksburg in terms of establishing transit patterns. Park-and-Ride 
lots should be located near future transit stops. This strategy will help estab
lish centers of transit service which will ultimately evolve into transit sta
tions. This Plan recommends the reservation of land to allow for a total of 
no more than 800 park-and-ride spaces to be distributed among the three 
future transit stops located within the Study Area. As noted in the Land Use 
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PLAN Plan chapter, a park-and-ride lot should be located on Comsat only if coor

dinated with the property owner. 

Street and Highway Plan 

The Plan concept for streets and highways is shown in Figure 11. North
south access will be provided by I-270 and A-305, which are intended to 
accommodate large volumes of traffic. These two roads will be linked by a 
series of east-west roadways (Stringtown Road, Newcut Road Extended, and 
Clarksburg Road). 

Supporting this basic "rung and ladder" concept will be a series of roadways 
(Observation Drive and MD 355) which will serve land uses. 

The comprehensive system of roadways proposed to implement this con
cept is shown in Figure 40. All highway segments in the Study Area and vicinity 
are described in Table 7, which specifies the maximum number of recommend
ed lanes and the minimum required right-of-way width. Master Plan roadway 
alignments are used to preserve the right-of-way that will be needed for future 
construction of roadways. This preservation process ensures that land will be 
available when roadway construction is needed and that development is sited 
with the appropriate relations to future roads. An alignment can vary slightly, 
depending on special site needs, as it traverses the parcel so long as any changes 
made affect only that parcel. 

The Study Area roadway network is recommended to consist of freeway, 
major highway, arterial roadway, business district, and primary residential street 
classifications. Primary roadways which primarily serve development access, as 
they are planned in the future, must be designed within the framework of the 
highway system. A later section of this chapter explains the need for non-stan
dard rights-of-way in selected locations. These cross-sections reflect the varia
tion of the character of roadways within the Town Center and the remainder of 
the Study Area. 

Summary of Key Roadway Recommendations 

The following discussion presents a brief description of the key roadway 
system recommendations in this Plan. 

I-270 AND ASSOCIATED INTERCHANGES 

This Plan recommends that I-270 be widened to no more than eight travel 
lanes, within a 350-foot right-of-way, between MD 121 and the southern Study 
Area boundary. Between MD 121 and the Frederick County line, this Plan rec
ommends that I-270 be widened to no more than six travel lanes within the 
existing variable right-of-way plus 50 feet (plus an additional 50 feet north of 
Comus Road to allow for the transitway). These right-of-way recommendations 
would not preclude the design of collector-distributer (C-D) roads within the 
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Generalized Highway and Transit Plan Figure 40 
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SUMMARY OF MASTER PLAN 
ROADWAY DESIGNATIONS 

F FREEWAY 
M MAJOR HIGHWAY 
A ARTERIAL HIGHWAY 
I INDUSTRIAL STREET 
P PRIMARY RESIDENTIAL STREET 
R RUSTIC 
E EXCEPTIONAL RUSTIC 

NOTE: THE TEXT NCLUDES THE DISCUSSION OF DESIGN CONCEPTS 

FOR PROPOSED STUDY AREA MERCHANGES. 

NORTH 

EB 
111111 I I I 

'11:Da:w» «:DO..,. 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 



114 

Highway and Street Classifications in the Clarksburg Master Plan 
and Hyattstown Special Study Area Table 7 

Master 
Plan 

Roadway 
Designation 

Freeway 
F-1 

Major Highways 

Name 

Washington 
National 
Pike (1-270) 

M-6 Frederick Road 
(MD 355) 

M-27 

M-83 

Ridge Road 
(MD 127) 

Midcounty Hwy. 

Arterial Highways 

Limits 

Southern Study Area 
Boundary to MD 121 

Number of Travel Lanes1 

Minimum 
Maximum Right-of-way 

Recommended Width2 

8 lanes 350' 

MD 121 to Camus Road 6 lanes 250' 

Comus Road to County Line 6 lanes 

Newcut Road Extended 
to Southern Study 
Area Boundary 

Skylark Road to M-83 

M-83 to Brink Road 

Brink Road to MD 2 7 

4 Divided 

4 Divided 

6 Divided 

6 Divided 

Existing + 100' 

120' 

120' 

150' 

150' 

A-5 Hyattstown Bypass MD 355 to County Line 
(MD 109) 

2 80' 

A-7 

A-11 

A-19 

A-27 

West Old 
Baltimore Road 

Ridge Road 
(MD 27) 

Observation 
Drive 

Clarksburg 
Road (MD 121) 

MD 355 to MD 121 

Northern Study Area 
boundary to Skylark Road 

Southern Study Area 
Boundary to MD 355 

MD 117 (in Boyds) to A-302 

A-302 to A-304 

A-304 to I-270 

A-260 to Northern 
Study Area Boundary 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 

2 80' 

2 80' 

4 Divided 150' (includes 
w/transitway 50' for transit

way) 

2 80' 

4 Divided 120' 

6 Divided 150' 

2 80' 
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Highway and Street Classifications (cont.) Table 7 

Number of Travel Lanes1 

Minimum 
Master 

Plan 
Roadway 

Designation Name 

Arterial Highways (cont.) 
A-36 Brink Road 

A-251 

A-258 

A-259 

A-260 

Frederick Road 
(MD 355) 

Slidell Road 

Comus Road 

Stringtown Road 

Limits 

MD 355 to M-83 

Newcut Road Extended 
to A-19 

A-19 to A-305 

A-305 to Comus Road 

Comus Road to Hyattstown 
Bypass 

Northern to Southern 
Study Area Boundary 

MD 355 to Western Study 
Area Boundary 

I-270 to A-305 

Maximum Right-of-way 
Recommended Width2 

4 Divided 100' 

4 Divided 

4 Divided 
w/transitway 

120' 

150' 

2 w/transitway 130' 

2 80' 

2 80' 

2 80' 

4 Divided 120' 

A-300 

A-301 

Gateway CenterDr. A-260 to A-301 4 Divided 

4 Divided 

80' 

120' 

A-302 

A-304 

A-305 

Shawnee Lane 

Newcut Road 
Extended 

Proposed Road 

Midcounty Hwy. 

Gateway Center Drive to 
MD355 

MD 121 to A-305 

A-305 to MD 27 

Newcut Road Extended 
(A-302) to Site 30 

MD 27 to Stringtown Road 

Stringtown Road to 
Clarksburg Road (A-27) 

4 Divided 

2 

4 Divided 

4 Divided 

2 

Clarksburg Road to MD 355 2 

120' 

80' 

120' 

120' 

80' 

A-306 Foreman Boulevard MD 355 to A-305 2 

80' 

80' 

A-307 Proposed Road 

--
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Newcut Road Extended (A-302)2 
to West Old Baltimore Road 

80' 
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Highway and Street Classifications (cont.) Table 7 

Number of Travel Lanes1 

Minimum 
Master 

Plan 
Roadway 

Designation Name Limits 
Maximum 

Recommended 
Right-of-way 

Width2 

Business Streets 
B-1 "Old Frederick" Rd. Through Town Center Area 
Note: See Text for Discussion of this Road. 

B-2 Redgrave Place A-19 to Little Seneca Creek 

Primary Residential Street 
P-2 Skylark Road Piedmont Road to MD 27 

P-3 Shiloh Church Rd. West Old Baltimore Road 
to Comus Road 

P-5 Redgrave Place Little Seneca Creek to A-260 

Rustic Roads 
R-1 Old Hundred Road MD 355 to 1-270 

(MD 109) 

R-3 Frederick Road Hyattstown Bypass to 
(MD 355) County Line 

R-4 Hawkes Road Ridge Road (MD 27) to 
Piedmont Road 

R-5 Piedmont Road3 Stringtown Road to 
Hawkes Road 

R-6 Hyattstown Mill Frederick Road (MD 355) to 
Road Park Boundary 

R-7 Stringtown Road A-305 to Study Area Boundary 

E-1 West Old Baltimore Clarksburg Road (MD 121) to 
Road Western Study Area Boundary 

2 50' 

2 wino parking 70' 
inside historic dist. 

2 

2 

2 

NIA 

NIA 

NIA 

NIA 

NIA 

NIA 

NIA 

70' 

70' 

70' 

80' 

80' 

70' 

70' 

60' 

80' 

80' 

1 These are the number of planned through travel lanes for each segment, not including lanes for turn
ing, parking, acceleration, deceleration, or other purposes auxiliary to through travel. 

2 This minimum may be increased at time of subdivision on the basis of more detailed engineering studies. 
3 Realignment of Piedmont Road is recommended to allow appropriate distance from A-

3051Stringtown Road intersection. 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 
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envelope of individual interchanges recommended by this Plan. This design will 
provide for a balanced transportation facility which offers both automobile and 
transit as viable travel options. Additional transit or High Occupancy Vehicle 
(HOV) facilities on 1-270 may be considered south of Comus Road. The Plan 
recognizes that the addition of travel lane capacity on 1-270, beyond the recom
mended number of travel lanes, may seriously undercut transit demand between 
Frederick County and Montgomery County. Further, such a design may not 
meet auto emissions attainment standards mandated by the Clean Air Act of 
1990 and thus may not qualify for federal project funding. 

Currently, the Clarksburg area is served by interchanges with 1-270 at MD 
121 and MD 109 (Hyattstown). However, to support the levels of future devel
opment envisioned in the Study Area and preserve the character of MD 355, 
the Plan recognizes the need to identify additional interchange capacity along 1-
270. This Plan recommends the addition of one new interchange in the Study 
Area and recommends one interchange near Urbana in Frederick County. These 
recommendations are described below. 

The Land Use Plan illustrates general designs for each of the recommended 
interchanges along 1-270. While these designs are still at a preliminary stage, the 
environmental and traffic operations constraints require extensive analysis to 

determine the location and designs shown. The design will provide guidance to 
the Maryland State Highway Administration (SHA) in their design work for 1-
270. Each of these interchanges is discussed in greater detail below. 

1-270 AT NEWCUT ROAD EXTENDED 

This Plan recommends a new interchange with I-270 at Newcut Road 
Extended (A-302). This interchange, which would serve the southern portion of 
the Study Area in the vicinity of Comsat, is proposed to be located at 1-270, 
approximately 800 feet north of West Old Baltimore Road. 

Figure 41 shows the new interchange to be designed as a full movement 
interchange and located to: 

• Maintain the minimum interchange spacing standard of one mile from the 
MD 121 interchange. This Plan intends that this interchange will help 
improve access to Comsat (see A-19 discussion). 

• Minimize wetland impacts on the west side of I-270. 

• Maximize the distance between the end of the ramps and the Observation 
Drive (A-19)/Newcut Road intersection. 

• Provide improved access from the north to Black Hill Regional Park. 

• Minimize the amount of land needed from adjacent properties. 

• Avoid negative impacts on Black Hill Regional Park. 

The design is conceptual and may change as a result of more design studies. 
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Proposed Interchange Design Concepts Figure 41 
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Proposed Interchange -
1-270 at Newcut Road 

Existing Interchange -
(with currently designed 
modifications) - 1-270 at MD 121 
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I-270 AT CLARKSBURG ROAD (MD 121) 

This existing I-270/MD 121 interchange is currently programmed for ramp 
reconstruction as part of the widening and upgrading of I-270 to six lanes from 
Clarksburg Road (MD 121) to Darnestown-Germantown Road (MD 118). 
Construction of this project is anticipated to be completed by 1997. The Plan 
envisions that this interchange will serve central Clarksburg, including the Town 
Center area. 

Figure 41 shows the existing interchange with currently designed modifica
tions. This Plan recommends further improvements to the interchange to 
achieve the following goals: 

• Provide improved access to the Town Center and Transit Corridor 
Districts. 

• Encourage the relocation of the SHA salt and sand storage building to a 
less conspicuous location. 

• Minimize the amount of land required and the associated impacts on adja
cent properties. 

I-270 AT OLD HUNDRED ROAD (MD 109) 

This Plan recommends the closure of this interchange in conjunction with 
the opening of a proposed new interchange in the Urbana area of Frederick 
County (located at a westward extension of MD 75 to a connection with I-270 
in the vicinity of Dr. Perry Road). Presently, MD 75 traffic uses MD 355 
through Hyattstown to reach the I-270 interchange at MD 109. As develop
ment in the Green Valley/Urbana area continues, this traffic pressure will 
increase, necessitating the provision of additional capacity along MD 355. This 
increased capacity could entail the widening of MD 355, the provision of a 
bypass roadway around Hyattstown, or some combination of these two options. 
However, any potential capacity improvement would entail onerous communi
ty, historic preservation, and/or environmental impacts and thus would be high
ly undesirable (see Land Use Plan chapter). Further, the MD 109 interchange is 
of substandard design and any capacity improvements of this facility would be 
severely restricted by physical and environmental concerns. 

The proposed interchange at MD 75 would allow traffic to access I-270 
north of Hyattstown, reduce traffic pressure on MD 355, and avoid the nega
tive impacts associated with providing for additional traffic capacity in the 
Hyattstown Historic District. 

MIDCOUNTY HIGHWAY (M-83/A-305) 

This Plan proposes two different classifications for Midcounty Highway as 
it traverses Clarksburg. 

This Plan recommends the extension of M-83 as a six-lane divided limited 
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PlAN access highway from Germantown to MD 27. It recommends the extension of 

Midcounty Highway as a four-lane divided arterial roadway from Ridge Road 
(M-27) to Stringtown Road (A-260) within a 120-foot right-of-way. It recom
mends that the roadway transition to a two-lane arterial is within a 100-foot 
right-of-way between A-260 and Clarksburg Road, and is within an 80-foot 
right-of-way between Clarksburg Road and its termination at MD 35 5. 

M-83/A-305 is designed to: 

• Provide connections between Clarksburg, Germantown, and 
Gaithersburg. 

• Provide traffic capacity parallel to I-270, A-19, and MD 355. 

• Provide access to residential development in the eastern areas of 
Clarksburg, Germantown, and Gaithersburg. 

• Provide a bypass of the office and industrial areas along I-270. 

This Plan recommends that M-83 be constructed within a 150-foot right-of
way with a design which would allow for the construction of the outside lanes 
with a wide median for future widening. This design would set the outside edges 
of the roadway so that future widening could be achieved without additional 
impact to adjacent properties or the acquisition of additional right-of-way. 

M-83 will be designed to mitigate its impact on Wildcat Branch in the Great 
Seneca Creek watershed and its tributaries. The need for M-83 will be reexam
ined in the context of the next update to the Germantown Master Plan. 

RIDGE ROAD (MD 27) 

Ridge Road (MD 27) is the major roadway connecting Damascus and 
Germantown. This two-lane roadway is also the eastern boundary of the Study 
Area for much of its length. Ridge Road (M-27) is currently designated as a 
major highway (four to six lanes). 

The Adopted 1992 Damascus Master rlan Amendment recommends that 
MD 27 not be widened beyond two lanes through the Damascus Planning Area. 
This Plan supports that recommendation and continues Ridge Road as a two
lane arterial to Skylark Road. Development in Clarksburg will necessitate Ridge 
Road being widened south of Skylark Road as it traverses the Clarksburg Study 
Area. 

FREDERICK ROAD (MD 355) 

Frederick Road (MD 355) is a two-lane roadway that is the historical con
nection between Georgetown and the City of Frederick. The Adopted 1989 
Germantown Master Plan Amendment established the current designation of 
MD 355 as a major highway throughout the Study Area. 

The Plan recommendations for Frederick Road have been developed in 
response to the following concerns: 



• The character of MD 355 (Frederick Road) between Germantown and 
Clarksburg Town Center should be compatible with existing and pro
posed residential uses. 

This Plan recommends that the classification of MD 355 be changed from 
a major highway to an arterial to support the Plan's objective that the 
existing character of MD 355 be continued. The only section of MD 355 
in Clarksburg which will continue as a major highway is south of Newcut 
Road. 

• MD 355 should not be widened in the Clarksburg Historic District. 

The section of MD 355 which runs through the Clarksburg Historic 
District has severe limitations on its ability to be widened. This Plan rec
ommends that Frederick Road not be widened due to impacts on historic 
structures and the character of the Clarksburg Historic District. This Plan 
acknowledges that intersection improvements may be necessary. Such 
improvements should result in minimum impacts to contributing struc
tures and the historic setting. To avoid widening the section of MD 355 
through the historic district, this Plan recommends that MD 355 be relo
cated approximately 500' west of the district, beginning at Suncrest 
Avenue and running north to existing Frederick Road. 

• MD 355 should not be widened in the Hyattstown Historic District. 

Like the Clarksburg Historic District, the section of MD 355 that runs 
through the Hyattstown Historic District has severe limitations on its abil
ity to be widened. This Plan recommends that MD 355 not be widened 
due to impacts on historic structures and the character of the district and 
proposes designating this portion of MD 355 as rustic. The current traffic 
congestion problems in the district are, for the most part, the result of 
traffic traveling through the area between 1-2 70 and MD 7 5 via MD 109 
and MD 355. 

This Plan recommends that the 1-270 interchange with MD 109 be closed 
and replaced with an interchange at MD 75 (extended) in Frederick 
County. If the MD 109 interchange is maintained or improved, then this 
Plan recommends that a bypass of the Hyattstown Historic District be 
provided. Frederick Road should become a secondary residential street 
through the Hyattstown Historic District if the bypass is constructed. The 
bypass recommended by this Plan extends MD 109 from its intersection 
with MD 355 eastward and then northward to intersect with MD 355 
north of the County line. The northern end of MD 355 will be a "T" 
intersection with MD 109 as the primary movement. This alignment: 

• Minimizes the traffic volumes along Frederick Road. 

• Limits the need for traffic improvements along MD 355 to the intersec
tions with MD 109 and the bridge over Little Bennett Creek. 
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PLAN • Utilizes the least problematic alignment with regards to environmental 

impacts and road construction. 

A-19 (OBSERVATION DRIVE EXTENDED) 

This Plan recommends the construction of Observation Drive Extended (A-
19) as a four-lane divided arterial with a 150-foot right-of-way. This roadway is 
an extremely important element of the Clarksburg Master Plan for several rea
sons: 

• It will one day connect with Observation Drive in Germantown, thereby 
offering an alternative route to MD 355. 

• The road is proposed to be wide enough to accommodate a separate bus 
lane or light rail. 

• The road will help provide additional access to the Study Area's major 
employment areas. 

The Master Plan proposed alignment for Observation Drive is shown on 
Figure 40. 

The spacing between A-19 and I-270 along Newcut Road is limited to about 
900 feet due to the location of the Comsat satellite groundstation and a branch 
of Little Seneca Creek. This may result in inadequate weaving distance for 
northbound traffic exiting I-270 onto Newcut Road and then turning left onto 
A-19. Much of the traffic making this movement would be bound for the 
Comsat property. If weaving distance between A-19 and I-270 along Newcut 
Road is determined to be inadequate, alternative actions may be necessary as 
determined by the Maryland State Highway Administration. These alternative 
actions should provide direct access to the Comsat property while considering 
the safety and efficient movement of traffic along A-19. 

This Plan recommends that the intersection spacing standards in the current 
road code for an arterial roadway be modified for A-19. The general intent is to 
alternate intersections which cross the transitway with those that do not cross 
(right-in, right-out). This will allow for transit serviceable land uses while minimiz
ing the number of intersections that would require traffic signals. 

MD 121-CLARKSBURG ROAD (A-27) 

Clarksburg Road (MD 121) traverses the Study Area in an east-west direc
tion. The land use pattern proposed along MD 121 ranges from rural and open 
space west of I-270 to retail and higher-density housing between MD 121 and I-
270. The character of MD 121 will change as it serves different levels of devel
opment. West of 1-270, this Plan recommends that MD 121 be classified as an 
arterial roadway (A-27, two lanes) rather than a major highway between MD 
117 and A-302. Between A-302 and A-304, this Plan recommends a four-lane 
divided arterial roadway. Between A-304 and I-270, this Plan recommends a six
lane divided arterial roadway. Currently, this section is classified as a major high
way. This Plan recommends that the portion of MD 121 that is within a one-half 



mile of I-270 be relocated due to the reconfiguration of the I-270/MD 121 inter
change. Due to this reconfiguration, the western section of Clarksburg Road will 
directly connect with the extension of Stringtown Road, which is also designated 
as an arterial road (A-260). 

The section of Clarksburg Road between 1-270 and A-19 is recommended 
for realignment and will provide for a right-in, right-out intersection at A-260. 
Gateway Center Drive presently crosses the alignment of Stringtown Road 
Extended and connects with Clarksburg Road. Gateway Center Drive (A-300) 
remains in its existing configuration, but the turning movements at its intersec
tion with A-260 (Relocated Clarksburg Road) may need to be restricted because 
of its proximity to the I-270 interchange. These restrictions may be required to 
reduce the negative traffic impacts of a full movement intersection located at a 
substandard distance from the MD 121/1-270 interchange. 

STRINGTOWN ROAD (A-260) 

This Plan recommends that Stringtown Road be constructed as a four-lane 
divided arterial roadway between I-270 and A-305. This Plan recommends that 
the 1968 Clarksburg and Vicinity Master Plan alignment of Stringtown Road be 
modified between MD 355 and Piedmont Road. The recommended alignment 
follows the existing road in order to utilize the existing crossing point of Little 
Seneca Creek and avoid two tributaries to the north of this crossing. The exist
ing crossing will need to be widened to accommodate two additional lanes. 
When widened, this crossing is recommended to include areas for bike paths 
along Stringtown Road and for the Little Seneca Creek greenway, which will 
cross under Stringtown Road. 

SHAWNEE LANE (A-301) 

This Plan recommends that Shawnee Lane be reconstructed as a four-lane 
divided arterial roadway between Gateway Center Drive and MD 355. 

GATEWAY CENTER DRIVE (A-300) 

Gateway Center Drive is the main street for Gateway I-270, a major 
employment center located in the Transit Corridor District of the Study Area in 
the vicinity of the MD 121 interchange. This Plan recommends Gateway Center 
Drive to be classified as a four-lane divided arterial roadway within a variable 
80- to 120-foot right-of-way. 

NEWCUT ROAD EXTENDED (A-302) 

Existing Newcut Road is a two-lane road that connects Piedmont Road to 
MD 355. This Plan recommends that Newcut Road be relocated adjacent to the 
stream buffer of Little Seneca Creek and extended to the east to connect with 
MD 27 and to the west to cross I-270 (with an interchange) and connect with 
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also recommends Newcut Road Extended be classified as a four-lane divided 
arterial highway between MD 121 and A-305 and as a two-lane arterial from A-
305 to MD 27. 

Within the Newcut Road Neighborhood, the character of Newcut Road 
Extended is intended to be conducive to pedestrian crossings and provide access 
to the residential and retail areas in the village. To do so, the road should be 
narrow with frequent intersections, sidewalks, and retail and office uses located 
close to the street. 

The existing intersection of Newcut Road with MD 355 is recommended 
for abandonment with property access provided from the northeast by Newcut 
Road Extended. In addition, other areas along the existing portions of Newcut 
Road will require modification in order to access the relocated road. In the 
vicinity of the relocated roadway's intersection with Skylark Road, the align
ment is recommended to be located to provide an area of 20 usable acres 
between Newcut and Skylark Roads and Ovid Hazen Wells Recreational Park 
for a middle school site. 

The Newcut Road Extended crossing of Little Seneca Creek occurs in a 
highly sensitive area of wetlands. Careful siting of this crossing is necessary to 
assure that the environmental impacts and need for potential mitigation are 
minimized. 

A-304 

This Plan recommends a four-lane arterial road parallel to. I-270 to serve the 
Cabin Branch Neighborhood. The location of this road is shown on the approx
imate location of the ridge line between Cabin Branch and an unnamed tribu
tary of Little Seneca Creek. This roadway serves as a boundary between resi
dential and employment areas within the Cabin Branch Neighborhood. In order 
to provide access to Site 30 and employment uses in the vicinity of the north
west quadrant of the MD 121/1-270 interchange, this Plan recommends the 
reservation of a 120-foot right-of-way to allow for the construction of a four
lane divided arterial roadway north of MD 121. Given that this alignment 
crosses through large parcels, this Plan recommends that the specific alignment 
of the road be developed when these properties develop, whether together or 
individually. This will allow the road to serve the properties in the most effec
tive manner. Modification of the road alignment is not intended to imply or 
endorse a change in the actual zoning boundary. 

FOREMAN BOULEVARD (A-306) 

This Plan recommends the construction of Foreman Boulevard (A-306) as a 
two-lane arterial roadway within an 80-foot right-of-way between MD 355 and 
A-305. This roadway traverses land recommended for residential development 
and will provide access to the recommended local park adjacent to the Little 
Seneca Creek Greenway. 



WEST OLD BALTIMORE ROAD (A-7 AND E-1) 

West Old Baltimore Road is a historical connection between this part of 
Montgomery County and the City of Baltimore. Currently, the road is in a wide 
variety of conditions. East of I-2 70, West Old Baltimore Road is typical of 
streets in the Up-County area where residences front on two-lane roads. 
Approaching 1-270, the surrounding area is dominated by agricultural land and 
the satellite ground stations on the Comsat property. On the west side of I-270, 
the road serves as access to Black Hill Regional Park, farms, and scattered hous
es. As West Old Baltimore Road approaches MD 121, the condition of the road 
becomes more rustic, going from a standard two-lane cross-section with ade
quate clearance along the side of the road to a substandard width with trees and 
brush directly adjacent to the road. 

This Plan recognizes and continues the rural character of West Old 
Baltimore Road in those areas where the Plan's recommended land uses for 
agricultural and open space preservation support the recommended character of 
the road. (See Rustic Road Recommendations.) 

This Plan recommends that West Old Baltimore Road between Ten Mile 
Creek and Little Seneca Creek contain a hiking/biking path to connect the 
greenways. 

REDGRAVE PLACE (P-5) 

This Plan recommends that Redgrave Place be classified as a two-lane busi
ness district street within a 70-foot right-of-way to the tributary of Little Seneca 
Creek. North of that point, this Plan recommends that the roadway be classified 
as a primary residential street. 

This Plan recommends that Redgrave Place serve as a pedestrian and vehicu
lar linkage between the eastern area of the Town Center and the Town Center 
transit station. To do so, an extension of Redgrave Place to the east is recom
mended. This recommendation would require the relocation of a structure 
within the historic district. Redgrave Place is intended to connect the Town 
Center transit station to the greenway. 

At the intersection of Redgrave Place with MD 355 (B-1), both roads 
should maintain a two-lane cross-section without turning lanes and include 
sidewalks on both sides of the (70-foot right-of-way) street. The design and 
construction of sidewalks along Redgrave Place should protect the existing 
chestnut tree to the maximum extent possible. While this may create a substan
dard design for the intersection, this serves to protect the traditional character 
of the district and accommodate pedestrian crossings. 
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Right-of-Way Recommendations 

This Plan recommends increases in the minimum right-of-way width of 
major highways and arterial roads to permit adequate space for continuous turn 
lanes, additional buffer/landscape space, and medians, as well as the typical 
street, sidewalk, and bikepath requirements. Attainment of the full recommend
ed right-of-way in developed areas may not be feasible in all locations or cases. 
In the absence of detailed engineering studies, dedication of the minimum right
of-way will be required at the time of subdivision. 

Major highways have been increased from a master planned right-of-way of 
120 feet to 150 feet, with an increase from 80 feet to 120 feet for divided arte
rials to provide for separated bikeways. 

This Plan recommends that the right-of-way of an arterial road or major high
way be widened at intersections with other arterial roads and/or major highways. 
This increased width will provide space for an additional left-tum lane and a 
right-tum lane on the approach side of the intersection, as well as an adjustment 
area on the departure side. The amount of additional right-of-way on the 
approach side is 24 feet wide for 500 feet from the intersection with a 400-foot 
taper. The departure side is 12 feet wide for 200 feet with a 180-foot taper. Both 
a divided arterial and a major highway with a 30-foot median can accommodate 
two· left-tum lanes; only 12 feet of additional right-of-way is needed in those 
cases. An undivided arterial road needs an additional 8 feet of width to provide a 
median at the intersection for pedestrian and vehicular safety. 

In the case of the transitway designation, the rights-of-way are increased 5 0 
feet over that which would otherwise be required for the roadway right-of-way. 
The location or alignment of the additional 50 feet is on one side or the other 
of the existing right- of-way, or equivalently split off the center line. 

Recommended Rustic Road Designations 

Montgomery County has enacted a Rustic Roads Program to preserve those 
historic and scenic roadways that reflect the agricultural character and rural ori
gins of the County. The legislation creating the Rustic Roads Program (adopted 
in March, 1993) defines two categories of rustic roads; the criteria for classifi
cation is summarized in Table 8. 

The legislation includes an Interim List of Rustic Roads; this list has been 
evaluated in the context of the land use and transportation recommendations of 
this Plan. Table 9 and the accompanying map (see Figure 42, page 128) sum
marize this Plan's recommendations regarding rustic and exceptional rustic 
roads. A more detailed discussion of the rustic and exceptional rustic road rec
ommendations of this Plan is presented in the Technical Appendix. 
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Summary of Characteristics Associated with Rustic and 
Exceptional Rustic Roads Table 8 

Criteria for Rustic Road 

The County Council must make a finding that an existing public road or road segment: 

1. Is located in an area where natural, agricultural, or historic features are predominant, and 
where master planned land use goals and zoning are compatible with a rural/rustic character. 

2. Is a narrow road intended for predominantly local use. 

3. Is a low-volume road. 

4. Has outstanding natural features along its borders, provides outstanding vistas of farm fields 
and rural landscape or buildings, provides access to historic resources, follows historic align
ments, or highlights historic landscapes. 

5. The history of vehicle and pedestrian accidents on the road in its current configuration does 
not suggest unsafe conditions. 

The County Council must not classify a road as rustic if that classification will significantly impair the 
function or safety of the roadway network. 

Criteria for Exceptional Rustic Road 

Before classifying a road as an exceptional rustic road, the County Council must find that the road 
or road segment: 

1. Is a rustic road. 

2. Contributes significantly to the natural, agricultural, or historic characteristic of the County. 

3. Has unusual features found on few other roads in the County. 

4. Would be more negatively affected by improvements or modifications to the physical charac
teristics of the road than would most other roads in the Rustic Roads Program. 

--
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Rustic Road Recommendations 
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Roads recommended as Rustic 

Roads evaluated and not recommended 
as Rustic 

Future evaluation as part of another 
master plan process 

Figure 42 

See accompanying table for further discussion. 
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Clarksburg Master Plan Rustic Roads Recommendations 

Roadway Name Limits Recommendation 

Roads on the Interim List and Present Designation 

1. Old Hundred Road 
(MD 109) 
Rustic 

2. Burnt Hill Road 
Rustic 

3.Hyattstown Mill 
Road 
Exceptional Rustic 

4.Prescott Road 
Exceptional Rustic 

5.Stringtown Road 
Rustic 

6.Piedmont Road 
Rustic 

I-270 to MD 355 

Connects to MD 121 
at Study Area boundary 

Connects to MD 355 
in Study Area 

Connects to MD 355 
in Study Area 

Area outside 
Clarksburg Master Plan 
Study Area 

MD 121 to Stringtown 
Road 

Stringtown Road to 
Hawkes Road 

Confirm Rustic 
designation 

No change in designa
tion; to be studied as 
part of Master Plan of 
Highways Amendment 

Rustic-only the public 
segment 

Remove designation
park road 

To be studied as part 
of the Master Plan of 
Highways Amendment 

Remove designation 
where concurrent with 
A-305 alignment 

Confirm Rustic desig
nation 
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Table 9 

Comments 

Plan does not propose any 
improvments to this inter
change and supports its closure 
if future interchange opens to 
the north. 

Plan recommends realignment 
at connection to A-305. 

These roads were abandoned 
except for the first portion of 
Hyattstown Mill Road (that 
part of the road that serves 
adjacent private property) at 
the request of M-NCPPC. 
Roads have been closed at the 
stream crossings by the Parks 
Department. Because they are 
park roads, they are exempt 
from usual roadway standards 
and development activity. 

Piedmont Road intersection re
commended for reconstruction. 

Needed for network. 

Realignment at Stringtown 
Road recommended; adjacent 
land is recommended for 2-4 
units per acre or for RC zoning; 
makes a system with Hawkes 
Road and Stringtown Road. 

--
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Clarksburg Master Plan Rustic Roads Recommendations (cont.) Table 9 

Roadway Name Limits Recommendation 

7. West Old MD 355 to MD 121 Remove designation 
Baltimore Road ................... 

Exceptional Rustic MD 121-Barnesville Exceptional Rustic 
Road 

8. Peach Tree Road Entire length-a part To be determined by 
Rustic of which is within the Master Plan of 

Clarksburg Highways Amendment 

Roads Not on the Interim List but Recommended by this Plan as Rustic 

9. Frederick Road 
(MD 355) 

Between the recom
mended bypass inter
sections with MD 355 

Rustic 

10. Hawkes Road (re- Within the Master Plan Rustic 
commended for area 
area outside Study 
Area) 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 

Comments 

Needed for network. 
··············--·······-~------

Area is recommended to 
become Agricultural Reserve. 

Traverses the historic district; a 
new road is recommended to 
carry through traffic to the east. 
Although the Planning Board 
and County Council do have 
concerns about designating a 
portion of MD 35 5 as rustic, the 
designation will make a clear 
policy statement that MD 355 at 
this location is a "main street." 

Adjacent area is private conser
vation or is recommended for 
Rural Residential. 
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Bikeway Plan 

The Bikeway Plan is supportive of the Plan objectives regarding greenways, 
transit, and the neighborhood form of development. The bikeway network is 
intended to provide safe, convenient bikeways that can be used by both children 
and adults, and not just highly experienced cyclists. The bikeway routes shown 
in Figure 4 3 are described in Table 10. 

Plan Objectives: 

• Provide a logical relation to the County-wide Master Plan of Bikeways 
and local Master Plans (Boyds, Germantown, and Damascus). 

The Master Plan of Bikeways is very sketchy in its recommendations for 
this part of the County but clearly envisions that Clarksburg be linked to 
Damascus and Germantown in some fashion. The proposed Bikeway Plan 
for Clarksburg further defines these connections and also provides linkages 
to other regional trails, such as the Boyds Biking Trail. 

• Integrate the bikeway system with greenways. 

Whenever possible, bike trails have been located within the proposed 
greenway system. Topographic constraints have made it necessary in the 
Ten Mile Creek greenway to locate the bikeway on a nearby road (Shiloh 
Church Road) rather than in the stream valley itself. 

• Emphasize bikeway access from neighborhoods to shopping and employ
ment areas as well as to key community facilities. 

The proposed bikeway system will allow residen~s to travel between a 
variety of local destinations, including home, school, transit stations, 
library, shops, and parks. The bikeway system does envision a finer net
work of routes not shown on the concept plan; these bikeways will be 
located at the time of subdivision and site plan review. One example is a 
proposed bikeway connection between MD 121 and Black Hill Regional 
Park west of 1-270. This connection is a "desire line" which will be further 
defined at time of subdivision. Special consideration has been given to 
ensure that bikeways leading to schools are highly visible. 

• Emphasize bike paths which are separated from streets and roads. 

The recommended rights-of-way for arterial roads and highways in 
Clarksburg are intended to be wide enough to allow space for separate 
bike lanes. On existing roads with vegetation up against the edges, special 
consideration will need to be given to placing the bike path so that the 
character of the road is maintained (for example, preserving the vegeta
tion and placing the path behind it). 
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Bikeway Plan Figure 43 

BIKEWAY CLASSIFICATION 

••••••• CLASS !(Off-Street) 

•••••• CLASS Ill (On-Street) 

• • • • • DESIRE LINE 
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Bikeway Classifications Table 10 

Bikeway Class 
Designation Name Limits Type 

B-1 North-South Greenway Newcut Road Relocated to Little Bennett I 
Regional Park with connection to 
Sugarloaf and Frederick County. 

B-2 Midcounty Highway Southern Study Area boundary to I-270. I 

B-3 Frederick Road Southern Study Area boundary to Frederick I 
County Line including Hyattstown Bypass. 

B-4 Old Frederick Road in Hyattstown Hyattstown Bypass to Frederick County line. III 

B-5 Old Frederick Road in Clarksburg Frederick Road to Observation Drive. III 
Town Center 

B-6 East-West Greenway through Shiloh Church to Little Bennett I 
Little Bennett Regional Park Regional Park with connection to Damascus. 

B-7 Shiloh Church Road West Old Baltimore Road to Comus Road III 

B-8 West Old Baltimore Road Clarksburg Road to western Study Area III 
boundary. 

B-9 Clarksburg Road and Stringtown Southern Study Area boundary to I 
Road Midcounty Highway. 

B-10 Proposed Bikeway (implemented Clarksburg Road to Black Hill Regional I 
through subdivision review Park. 
process) 

B-11A Black Hill Regional Bikeway Newcut Road Relocated to South I 
(west leg) Germantown Recreational Park. 

B-11B Black Hill Regional Bikeway Black Hill Regional Bikeway (west leg) I 
(east leg) to Crystal Rock Drive. 

B-12 Newcut Road Relocated Clarksburg Road to Ridge Road. I 

B-19 Clarksburg Road (east) Observation Drive to Midcounty Highway. I 

--
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Bikeway Classifications (cont.) 

Bikeway 
Designation Name 

B-13 West Old Baltimore Road 

B-14 Foreman Boulevard 

B-15 

B-16 

B-17 

B-18 

Newcut Village Drive 

Observation Drive 

Gateway Center Drive 

East-West Greenway through 
Ovid Hazen Wells Park 

Table 10 

Class 
Limits Type 

Black Hill Regional Bikeway (west leg) I 
to Observation Drive. 

Clarksburg Road to Midcounty Highway, I 
includes bikeway grade separation on I-270. 

Newcut Road Relocated to Clarksburg Road. I 

Southern Study Area boundary to 
Midcounty Highway. 

Stringtown Road to Shawnee Lane 
Relocated. 

Newcut Road Relocated to Ovid Hazen 
Wells Park with connection to Damascus . 

I 

I 

I 
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• Implement the bikeway system as development occurs. 

The County Road Code requires that these facilities be built in conjunc
tion with new road construction, unless the particular bikeway is shown 
to be unwarranted or infeasible. Although the County Department of 
Transportation and the Department of Parks have independent budgets 
for bicycle and pedestrian facilities, their funds are limited and there are 
no independent projects programmed in the Study Area. Bikeways and 
pathways will be required in the subdivision review process as a condition 
of approval by the Planning Board. These are designed during the site 
plan development process and should be coordinated with road-related 
bikeways to enhance development of a continuous network. In this 
regard, special attention should be given to the site plans for the major 
parcels in the Study Area to assure integration into the areawide green
ways and trail network. 

The County should also consider further development of the area bikeway 
system through the implementation of trails along the transitways as they 
are developed, similar to the proposal for the Georgetown Branch right
of-way. This has the additional benefit of providing a pedestrian access 
along the transitway that connects directly from neighborhoods to the 
transit stations. 

Bikeways should also be provided on a number of local streets and partic
ularly those providing access to transit, retail centers, and employment. 
These routes can be identified during the subdivision and site plan 
processes. 
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CHAPTER SIX 

• 
nv1r o nm en a 

Overview 

Clarksburg is endowed with many special environmental features, including 
a healthy stream network, extensive tree coverage, valuable habitats for flora 
and fauna, and a varied topography. Little Seneca Lake, a man-made reservoir, 
is the focal point of the 1,800-acre Black Hill Regional Park. 

The various watersheds that are found in Clarksburg are shown in Figure 44. 

Environmental concerns for the outlying areas of Clarksburg, as well as 
other planning concerns, have resulted in a low-density land ·use pattern for 
Little Bennett Creek (except for a small portion south of A-305 and located 
within Town Center) and Wildcat Branch watersheds. These watersheds are 
considered to be most susceptible to adverse development effects, and a low 
density land use pattern is the most effective strategy for protecting environ
mental resources from urbanization. 

The Cabin Branch watershed, a smaller and less fragile watershed, is desig
nated as a future mixed-use neighborhood. 

The land use proposals elsewhere in the Study Area reflect a difficult bal
ancing of community development objectives with environmental preservation 
concerns. The Little Seneca Creek and Ten Mile Creek each have valuable nat
ural resources that can be disrupted by urbanization. The Plan intent to foster 
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creation of a Town Center near the historic district means development will 
occur in a large portion of the Little Seneca Creek watershed east of I-270. In 
these areas, the Plan relies on many mitigation strategies to help protect key 
natural features, including: 

• Proposing a forested conservation area along all streams (identified in 
Master Plan environmental studies as a critical component of maintaining 
water quality). 

• Proposing that all the key development areas be subject to more rigorous 
development review procedures. 

• Proposing that the mainstems of all the streams be acquired by the public 
(M-NCPPC) as part of a greenway network and, where possible, the first 
and second order tributaries. 

• Proposing extraordinary mitigation for land uses which involve extensive 
impervious surfaces near sensitive headwater areas. 

Environmental studies for the Plan indicate that the Ten Mile Creek water
shed has the greatest constraints for development. Existing sampling data, 
aquatic biota surveys, and field observations indicate that Ten Mile Creek has 
good water quality that supports a diverse environmental community. The com
bination of relatively healthy streams, existing wetlands, significant woodlands, 
and diverse land cover help provide valuable habitats. At the same time, steep 
slopes and poor soils limit opportunities for development. Of the Little Seneca 
sub-basins, Ten Mile Creek is the most prone to environmental degradation 
from development. 

As discussed in the Land Use Plan chapter, many different public policy 
objectives have influenced the land use pattern in the Ten Mile Creek area, 
including environmental concerns, farmland preservation, the creation of a 
Town Center near the historic district, maintaining future employment sites 
along I-270, and addressing the County's housing demand for single-family 
detached units. This Plan seeks to achieve a compromise among these different 
policy issues. The west side of Ten Mile Creek, designated for farmland preser
vation, will maintain 64 percent of the drainage area as low density. Elsewhere 
in the drainage area, this Plan relies on imperviousness caps, extensive stream 
buffers, and staging to help mitigate the effects of development. 

In keeping with the 1992 Maryland Planning Act, most of the planned 
growth for Clarksburg has been directed to an existing population center 
which allows the preservation of large contiguous tracts of open space and fos
ters the use of mass transit. This strategy allows development to be channelled 
away from Sensitive Areas as defined by the Maryland Planning Act. This Plan 
recommends clustering development away from these sensitive features and 
also proposes that some areas of development address stringent environmental 
objectives. 



Watershed Analysis 

The Clarksburg Study Area lies largely within two watersheds: Little Seneca 
Creek and Little Bennett Creek (see Figure 44, page 140). 

The Hyattstown Special Study Area is the largest portion of Clarksburg 
which falls within the Little Bennett Creek watershed. Small portions of the Ten 
Mile Creek and Town Center Analysis Areas also drain to Little Bennett Creek. 
Streams in the Little Bennett Creek watershed east of MD 355 are designated 
by the Maryland Department of the Environment as natural trout waters (Use 
III-P), demonstrating a capability for the growth and propagation of natural 
trout populations and their associated food organisms. This designation has 
more stringent dissolved oxygen, chlorine, and temperature standards than 
most other waters in the Study Area. Wildcat Branch, at the southeast edge of 
the Study Area, is also designated as Use III-P. 

The majority of the Clarksburg area is in the Little Seneca Creek watershed. 
A key feature of the watershed is Little Seneca Lake, a major reservoir which 
provides additional flow to the Potomac River during periods of drought. This 
function is critical since the metropolitan area's water supply is heavily depen
dent on the Potomac River. Approximately 8,700 acres in Clarksburg drain to 
the lake. 

The Little Seneca Creek watershed in Clarksburg includes three sub-water
sheds or sub-basins. The largest is Little Seneca Creek, followed by the Ten Mile 
Creek and Cabin Branch. 

Many studies relating to the Little Seneca Creek watershed were done as 
part of this planning process (see Technical Appendix). The key findings regard
ing the character of the watershed are summarized below: 

• Modelling results indicate that state water quality standards are generally 
achievable under the proposed end-state Land Use Plan. 

A water resources consultant was retained early in the planning process to 
evaluate different land use scenarios. One alternative examined develop
ment levels which approximated those shown in this Plan. 

The study concluded, broadly speaking, with few exceptions, that state 
water quality standards for dissolved oxygen and temperature probably 
could be achieved. 

A key assumption of this study's water quality projections was that a con
tinuously forested buffer along all the stream valleys would be provided. 
This is a critical assumption since only a portion (approximately 60-65 per
cent) of the total stream buffer area is now wooded, with a disproportion
ate amount of open stream valley in the Little Seneca Creek watershed due 
to agriculture. Forested stream buffers are part of an effective mitigation 
strategy, especially in temperature sensitive watersheds since they shade 
streams as well as filter runoff and provide plant and animal habitat. 
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Although the findings about state water quality standards are encouraging, 
the results of the model must be used in a cautious manner. Some similarly 
developed areas in other parts of the County have shown stream degrada
tion and temperature increases. Many simplifying assumptions were need
ed to complete the modeling work because of the limited amount of raw 
data for model verification and calibration. The study is intended to com
pare relative impacts of alternative land use scenarios and evaluate poten
tial mitigation measures, not predict absolute values for pollutant loads. 

• The water quality of the streams in the Clarksburg Study Area is good to 
excellent. 

Little Seneca Creek is designated as suitable for recreational trout popula
tions (put-and-take, or periodic stocking and seasonal catching) by the 
Maryland Department of the Environment (Use IV-P) with associated 
standards for temperature and chlorine. Water temperature must remain 
cool to keep this designation. Ten Mile Creek, Cabin Branch and Little 
Bennett Creek below MD 355 are designated as Use 1-P, which is suitable 
for general recreation and protection of aquatic life. (See Stream 
Designation Listing of Montgomery County Streams in the Technical 
Appendix.) The "P" designation indicates that these streams, like many in 
the County, ultimately drain to a source of the public raw water supply (in 
this case, the Potomac River). 

A year long field sampling and laboratory assessment of benthic macroin
vertebrates was completed in December 1993. The study uses the EPA 
Rapid Bioassessment Protocol II to establish baseline information on biot
ic conditions as indicators of water quality. Preliminary results for Ten 
Mile Creek and Little Seneca Creek show that they continue to support a 
wide variety of aquatic life. There is no evidence of long-term damage 
from temperature impacts. The results confirm that the tributaries are 
functioning as healthy cool water streams. Ten Mile Creek was found to 
have slightly more diverse and pollution-sensitive macroinvertebrates than 
Little Seneca Creek. 

• The relatively high water quality of the stream systems and Little Seneca 
Lake is in part directly related to the existing wetland systems. 

The relatively high water quality of the stream systems in the Study Area 
and the Little Seneca Lake are related in part to the existing wetland sys
tems. Wetlands greatly enhance the water quality by trapping sediments 
and filtering excess nutrients. In addition, they also support diverse 
wildlife species, maintain cool base flows for fragile streams in summer, 
and provide floodwater storage. The protection and improvement of wet
land systems in Clarksburg are critical elements in ensuring that the over
all quality of the water resources in this Study Area is maintained. 
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• All the Master Plan's environmental studies agree that Ten Mile Creek 
exhibits characteristics that make it most prone to environmental degra
dation from development. 

In addition to the consultant studies, the Montgomery County Department 
of Parks produced its own assessment of the quality of natural resources in 
the Little Seneca Lake sub-watershed, based on existing data and some field 
work. The study found that the three sub-watersheds have markedly differ
ent characteristics in terms of tree cover, steep slopes, and habitat for birds 
and aquatic life. Overall, Ten Mile Creek was ranked as the most important 
watershed because it had the best or most extensive natural resources and the 
highest potential for undesirable development effects. Little Seneca Creek 
was ranked slightly behind Ten Mile Creek, and Cabin Branch was ranked 
third. This data reinforces the consultant study findings that this area is sensi
tive to degradation. 

• Certain environmental features in this Study Area pose development con
straints. 

The map shown as Figure 45 ranks environmental constraints such as 
steep slopes, floodplains, and poor soils in terms of their effect on devel
opment potential. 

The greatest constraints are in the stream valleys. The least constrained 
areas are located east of 1-270. The Study Area west of 1-270 with the 
exception of the Cabin Branch Neighborhood, displays a pattern of mod
erate to severe constraints. The Hyattstown Special Study Area is also 
highly constrained. 

The sensitive areas required to be protected under the 1992 Maryland 
Planning Act (streams and their buffers, floodplains, steep slopes, and 
known habitats of threatened or endangered species or species in need of 
conservation) are included in the areas shown in Figure 46. 

Plan Recommendations Relating to Watershed and 
Sensitive Areas Protection 

To protect and enhance the Little Seneca Lake watershed and its sensitive 
environmental areas, this Plan: 

• Considers the special qualities of Ten Mile Creek Area. 

About 64 percent of the Ten Mile Creek watershed is designated for farm
land preservation or rural uses. This recommendation supports the envi
ronmental objectives which emphasize that low-density land use patterns 
and appropriate Best Management Practices (BMPs) are the most effective 
strategies for maintaining water quality. Elsewhere in the watershed, the 
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The following mitigation strategies are recommended in these areas: 

1. In the Town Center District, residential densities beyond transit stop 
walking distances are lowered, and a limit is imposed on employment 
uses. 

2. West of 1-270, a 15 percent imperviousness cap and a square footage 
cap are placed on employment uses. 

3. Extensive green space beyond standard stream buffers is recommend
ed for the area bounded by Ten Mile Creek and MD 121 where sub
stantial development is proposed. This expanded green space, as 
shown in the Land Use Plan, will become part of the undisturbed 
stream buffer and should be afforested/reforested by the developers 
during the subdivision process, if not earlier. 

4. Public parkland dedication will be required for the Ten Mile Creek 
mainstem stream buffers and possibly for buffers for the first and sec
ond order tributaries. 

5. Public uses on Site 3 0 are limited to a size and intensity similar to the 
County detention center now under consideration. Site 30 will be sub
ject to the same environmental requirements and constraints as com
parable development west of 1-270 in Ten Mile Creek, including the 
employment limits and imperviousness cap mentioned above. 

• Designates a forested buffer along all streams. 

All development in the County is required to protect stream buffers along 
perennial and intermittent streams as part of the Planning Board approval 
of subdivisions. The Plan endorses public acquisition of key stream valleys 
along their mainstems. In Clarksburg, it is essential that these buffers be 
forested for the environmental reasons described earlier. The Master Plan 
strongly encourages landowners to allow stream buffer areas within 17 5 
feet of the stream to remain undisturbed and to permit trees to regenerate 
if the area is not presently wooded. 

• Protects environmentally sensitive areas such as mature hardwood forests, 
wetlands, areas of unique vegetation, and prime wildlife habitat. 

Trees in the natural landscape filter groundwater, reduce surface runoff, 
help alleviate flooding, and supply necessary habitat for wildlife. Trees 
improve the quality of life within communities by providing for recreation, 
aesthetics, climate control, and beautification. They can reduce the cost of 
home cooling and heating, and also protect a temperature sensitive ecosys
tem by shading. The Master Plan's environmental analysis underscores the 
importance of tree cover to water quality in the form of continuous forested 
buffers along stream valleys. The Master Plan responds to the importance of 



preserving large contiguous areas of trees by keeping the most heavily 
wooded areas, which are west of I-270, in low density rural and agricultural 
uses. 

Recently adopted state and County legislation require that forest and tree 
conservation be a part of future development projects in the County and 
Clarksburg. Forest conservation measures include avoiding tree clearing, 
minimizing the amount of trees lost, and replacing trees that are unavoid
ably cleared. A major goal of the forest conservation program is to ensure 
that tree saving and tree planting (reforestation and afforestation) occur in 
priority areas on the developing properties. When this is not possible, the 
required planting can be done off-site within the same watershed, and as a 
last resort, payment of a fee to a tree fund in lieu of planting is acceptable. 
The tree fund would be used by the County for reforestation projects. 

• Supports a "no net loss of wetlands" policy. 

The Master Plan recognizes the critical role of wetlands by recommending 
a "no net loss" objective and endorsing the preparation of a Nontidal 
Wetlands Functional Assessment (NWFA). Montgomery County Planning 
Department staff and staff of the Nontidal Wetlands Division of the 
Maryland State Department of Natural Resources are working together to 
produce an NWFA for Clarksburg. The NWFA will identify the locations 
of existing wetlands and potential mitigation sites, and assess the functions 
and values of the wetlands. The NWFA will comprehensively consider 
potential impact areas and possible alternatives throughout Clarksburg 
prior to the piecemeal regulatory process with an emphasis on preserving 
the highest quality wetland resources. 

• Recommends modifications to the M-NCPPC "Environmental Guide
lines" for the review of subdivisions to assure that existing high water 
quality standards can be maintained. 

The Master Plan strives to meet the state's goals of maintaining or improving 
existing water quality by first minimizing new development as much as possi
ble in the most sensitive watersheds. Where environmental impacts from sig
nificant development and/or major roads are expected, the Plan designates 
"Special Protection Areas" (SPA). The M-NCPPC "Guidelines for 
Environmental Management of Development in Montgomery County" 
should be amended to include additional objectives in Special Protection 
Areas. This will promote environmentally sensitive design and construction of 
development and infrastructure in Clarksburg. Water quality monitoring may 
also be a requirement for certain developments, as specified in the proposed 
Water Quality Review Process. 

The type of amendments needed for the Guidelines for Environmental 
Management to implement this recommendation are discussed in the 
Implementation chapter. 
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• Maintains the environmental qualities of headwater streams to prevent 
increases in water pollution, flooding, and stream erosion and sedimenta
tion. 

Headwaters are the principal source of watercourses that can be defined 
as first and second order streams. They often originate from springs, seeps 
or other wetlands and they are found throughout the Study Area at the 
most upstream end of each stream segment. The result is that most sites 
are fairly close to a headwater area, which makes complete avoidance very 
difficult. These tiny streams are vulnerable to land use changes within 
their drainage basins because of their size and small dilution capacity, 
especially when the natural baseflow is overwhelmed by a much larger 
quantity of storm runoff. Degradation of a headwater area can adversely 
affect the water quality and aquatic habitat of the immediate area. It can 
also harm downstream reaches, especially if the effects occur near the top 
of the watershed. Headwaters that drain to the middle or bottom of a 
watershed can be buffered to a certain extent by the greater baseflow of 
the stream's mainstem. For these reasons, headwaters near the top of the 
watershed should receive the highest degree of protection possible. 

Sensitive headwaters are affected in Ten Mile Creek by the development 
of the west side of Town Center and between I-270 and the Creek as well 
as a small portion of the Transit Corridor Area. Headwaters in Wildcat 
Branch in the Great Seneca Creek watershed are affected by M-83. These 
areas are included in the Special Protection Area (SPA) designation. (See 
Implemen-tation Strategies chapter.) 

• Endorses agricultural BMPs in strict accord with the practices prescribed 
by the Maryland Department of Agriculture and Montgomery Soil 
Conservation District. 

One of the current sources of stream pollution in the Study Area is agricul
tural runoff. Although agricultural conservation practices are encouraged, 
speculative land ownership in the watershed has made the establishment of 
such practices very difficult. This arrangement maintains the landowner's 
agricultural assessment by making short term or annual farm leases until 
the land value proves profitable for development. The result is a resistance 
from farmers to spend time or money developing BMPs on land that they 
may not be using in the near future. In recent years, with the development 
of the Little Seneca Lake area, the number of speculative land holders has 
increased. Establishing a land use pattern with clearly defined agricultural 
areas will remove some of the incentive for speculative use of the land. 

The Montgomery Soil Conservation District offers free technical assis
tance with the development and implementation of a soil conservation 
and water quality plan. This voluntary program relies on the 
renter/landowner to contact District staff, who visit the property to deter
mine which BMPs might reduce agricultural non-point source pollution. 
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management systems, animal waste control structures, and planting of 
stream buffers are often used. If farming increases in the Clarksburg area, 
it wi}l be even more important to stream quality that as many agricultural 
BMPs as possible are implemented. 

Maryland is currently designing bay-wide tributary protection strategies as 
part of the initiatives for implementing nutrient reduction goals for the 
Chesapeake Bay. The Master Plan supports efforts by state and local agen
cies to offer more assistance in providing agricultural BMPs throughout 
the County and encourages farmers to participate in the many programs 
available. These agencies have shown that conservation and water quality 
plans can be significant cost-savers to farmers as well as very effective 
environmental management tools. 

A summary of the key protection strategies for the watersheds is contained 
in Table 11. 

Relation of Environmental Plan to 1992 Maryland 
Planning Act 

The 1992 Maryland Planning Act mandates that local plans include a "sen
sitive areas" element. The intent of the sensitive areas designation is to protect 
streams and their buffers, 100-year floodplains, habitats of threatened and 
endangered species, steep slopes, and any other areas identified as sensitive by a 
local plan. A generalized identification of these areas is shown in Figure 46. 

Little Bennett Creek will be further protected because of the limited devel
opment proposed by this Plan. Due to its moderate land use density, most of the 
Cabin Branch watershed is expected to maintain existing conditions with use of 
fully forested stream buffers and appropriate stormwater management. 

In those areas where substantial development is recommended, the Plan 
uses the Special Protection Area designation to buffer the function of sensitive 
areas from the effects of that development. This approach is discussed in more 
detail in the Implementation Strategies chapter and involves amending the M
NCPPC "Environmental Guidelines" for the review of subdivisions. 

Plan Recommendations Relating to Area-Wide 
Environmental Concerns 

Groundwater 

This Plan: 

• Supports protecting the sole source aquifer from groundwater contamina-
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Summary of Key Protection Strategies for Sub-Watersheds in 
Clarksburg Master Plan Study Area Table 11 

Sub-Watersheds 

Little Seneca Watershed 

Ten Mile Creek 

Little Seneca Creek 

Cabin Branch Creek 

Little Bennett Watershed 

Little Bennett Creek 

~ 
MARYLAND-NATIONAL CAPITAL 
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COMMISSION 

Key Protection Strategy 

The proposed rural and agricultural land use pattern is the key pro
tection strategy for the area west of Ten Mile Creek, where agricul
tural BMP usage is anticipated to increase. The east side of Ten Mile 
Creek where there is substantial development potential will be pro
tected with a mitigation strategy based on imperviousness caps for 
employment areas, extensive forested buffers for the residentail area, 
and development staging that allows advances in environmental pro
tection technology to be incorporated in Ten Mile Creek properties. 

Little Seneca Creek warrants extraordinary attention to site layout, 
BMP integration, and construction practices to ensure maintenance of 
the healthy stream system. Most of the watershed's development 
should be covered by enhanced environmental guidelines. 

Cabin Branch is a stream system abbreviated by Little Seneca Lake. 
The existing agricultural uses have created more open space and 
stream habitat degradation than is found in the Ten Mile Creek 
watershed. The water quality analysis projected no water quality 
problems from temperature effects of development. The DRASTIC 

anaylsis did identify two areas outside of the projected stream buffers 
which had higher potential for groundwater contamination. These 
areas are recommended for designation as Special Protection Areas. 
The Land Use Plan proposes moderate densities for the Cabin Branch 
Neighborhood to tie into the existing road network and nearby 
Transit Corridor District. 

Little Bennett Creek will receive runoff from the Hyattstown Special 
Study Area, which the Master Plan recommends for generally low 
amounts of both residential and commercial uses. The Hyattstown 
Historic District straddles MD 355, the boundary between the Use III 
and Use I sections of the watershed. The Plan responds to the high 
stream quality found in Little Bennett Creek by recommending dele
tion of the I-270/MD 109 interchange and limited new development. 
The sewage disposal strategies currently under review for the Historic 
District should be carefully considered for their environmental 
impacts and potential for creating more development opportunities. 
However, the watershed should not be significantly affected by the 
proposed development under the County's standard environmental 
guidelines and regulations. 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 
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plied by individual wells. The aquifer that supplies the water has been des
ignated a Sole Source Aquifer by the U.S. Environmental Protection 
Agency. As part of the Master Plan analysis, a modeling approach called 
"DRASTIC" was used to evaluate physical features that affect groundwater 
conditions. Various parameters such as soil type, slope, depth to the water 
table, and infiltration capabilities were assigned weighted factors to identi
fy where groundwater pollution would most likely occur. The analysis 
indicated that most of the highly sensitive locations are within the flood
plain/buffer areas. The Plan includes areas outside the stream buffer in the 
Special Protection Area. 

From a planning standpoint, the area where surface water percolates into 
the ground is the critical area to protect. This area is called the "recharge 
area." Recharge of aquifers in Clarksburg is typical of the rest of the 
Piedmont Province, which extends along the East Coast. Typically, 
recharge occurs through rainfall and runoff infiltrating in permeable 
upland areas. Stormwater runoff that carries soluble pollutants into 
recharge areas and areas where surface water and groundwater mix (such 
as some wetlands) is one source of groundwater contamination, especially 
from vehicle intensive uses such as parking lots and gasoline stations. 

Other possible sources of contamination will be from improperly aban
doned wells as community water is phased in, ill-designed or abandoned 
septic leach fields, leaking underground storage tanks, and injection wells. 
The County's Health Department supports abandonment of unneeded 
irrigation or drinking wells by filling in and capping with concrete. This 
eliminates direct conduits to the water table for toxic· spills or urban 
runoff. 

There are no regulations that mandate protection of recharge areas. The 
land use proposed for Clarksburg largely protects the sensitive recharge 
areas along the stream valleys via stream buffers. However, the upper 
reaches of Cabin Branch, Little Seneca Creek, and their tributaries contain 
some areas pinpointed as easily polluted by the DRASTIC analysis that will 
be highly developed. These areas will be covered by the Special Protection 
Area guidelines mentioned earlier. 

Extensive groundwater modeling would be needed to accurately deter
mine transport functions. However, it is likely that any contamination 
would affect only a very small area due to the type of underlying geology. 
There is no evidence that the groundwater in Clarksburg is connected to 
deeper aquifers or aquifers that extend far beyond the immediate vicinity, 
according to the staff of the Maryland Geological Survey. 



Solid and Hazardous Waste 

This Plan: 

• Provides opportunities to maximize recycling efforts and reduce illegal 
dumping of hazardous materials. 

Clarksburg's development will generate a considerable amount of trash 
that is able to be recycled or composted. The County's Ten Year Solid 
Waste Plan sets forth the prioritized system of "reduce, recycle/reuse, 
incinerate, and landfill." The County provides curbside recycling of met
als, glass and plastics for most residential developments. Multi-family and 
commercial properties are required to establish their own recycling pro
grams. Retail and office uses can also participate in the recycling effort for 
office paper, cardboard, etc. 

The potential for groundwater and surface stream contamination by 
improper disposal of household hazardous wastes is significant in both 
urbanized and agricultural areas. Since the County's Solid Waste Transfer 
Station is not near Clarksburg, the Plan recommends that collection 
opportunities for items such as paints, solvents, and used motor oil be 
considered in the Up-County area to lessen illegal dumping. 

Air Quality 

This Plan: 

• Encourages a land development and transportation network that aids in 
achieving the standards of the 1990 Clean Air Act Amendments. 

The Clean Air Act Amendments of 1990 contain fundamental changes in 
the law and significantly alter the approach for attaining air quality stan
dards in areas which currently do not satisfy the standards (non-attain
ment areas). The Washington Metropolitan Statistical Area (MSA), which 
includes all of Montgomery County, and consequently Clarksburg, is in 
non-compliance for ozone and carbon monoxide. 

Although there are many provisions in the Amendments, the major focus 
for the Washington MSA will be on the reduction of mobile source usage, 
such as automobile commuting. This Plan proposes a land use concept 
which encourages higher density development near transit corridors, 
which will help the County reach attainment of air quality standards. 
Reduction of single-occupancy automobile usage is the most important 
component for achievement of air quality standards. 

For all planning areas, the greatest impact is in transportation planning. 
Transportation activities must no longer cause or increase violations of 
any air quality standards. The incorporation of a regional transitway in 
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mobile for mobility. 

Noise 

This Plan: 

• Avoids locating residential or other noise sensitive land uses where atten
uated levels from the roadway are likely to exceed 65dBA Ldn. 

Roadway traffic from I-270 will be the major source of noise in the Study 
Area (see Figure 47, page 153.) Noise levels adjacent to I-270 are project
ed to exceed acceptable levels for residential areas in many locations. 
Where large parcels adjoin I-270, the clustering of residential develop
ment away from the highway and other noise mitigation measures will 
address noise impacts. Where parcels are smaller, alternative land use pat
terns or noise mitigation measures must be considered. 

The Land Use Plan chapter reflects noise concerns in the land use recom
mendations. 
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Overview 

Public parks, schools, libraries, community centers, and other public facilities 
serve as "community magnets" to help provide a sense of community. This Plan 
recommends a full range of public facilities around which the community will be 
built. Such facilities should be linked to neighborhoods by pedestrian and bicycle 
paths and public transit, and should be utilized to the greatest extent possible for 
local recreational, cultural, and civic activities. 

The intent of the Master Plan is to identify general locations for these facili
ties based on current estimates of future facility needs. The need for public 
facilities will be reevaluated at the time of development by the relevant agencies 
and departments based on actual levels of development yield and County poli
cies regarding those facilities at the time of development. The actual number 
and type of facilities built may differ from those identified in the Master Plan. 

In addition to the public facilities that people go to for entertainment, edu
cation, and relaxation there are public facilities which are essential to the deliv
ery of goods and services by the government and public utilities. These facilities 
tend not to be community focal points but are necessary for the functioning of 
the Study Area and the County as a whole. Some of these facilities are discussed 
in this chapter, while water and sewer service are discussed in the 
Implementation Strategies chapter. 
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Greenway Network 

The proposed greenway system is shown in Figure 48. It follows the main 
stream stems of three stream valleys: Little Seneca Creek, Little Bennett Creek, 
and Ten Mile Creek. 

The intent of the Plan is to acquire, at a minimum, enough of these stream 
valleys to allow development of a trail system. These trails may be paved or soft 
surfaces that may be enjoyed by hikers, bikers, or equestrians. It is intended that 
these trails be constructed outside of the 100-year floodplain, wherever possible, 
with a minimum amount of clearing and grading and with a sufficient buffer 
from adjacent development. One of the opportunities for this type of trail is 
along some of the old logging roads in the Study Area. 

More detailed work is needed to determine how much parkland will be 
required to implement the greenway concept. Assuming a guideline of a 300-
foot wide acquisition area on each side of the stream, approximately 500 acres 
would have to be added to the County park system. To provide some flexibility, 
this guideline will be refined at time of subdivision review or at time of acquisi
tion. Depending on the particular characteristics of a given stream segment, the 
actual width may be reduced or increased (in Damascus, for example, the 
Magruder Stream Valley "greenway" averages approximately 1,000 feet-wide). 

The greenway system is an essential element of the Clarksburg Master Plan 
and has received virtually universal support from the community. Further plan
ning work must be done to assure its realization, including: 

• Comprehensively planning the location and character of the greenways as 
they traverse Little Bennett Regional Park, Black Hill Regional Park, Ovid 
Hazen Wells Park, and Damascus Regional Park. 

• Further defining which side of the stream valleys the greenway trail 
should be located. 

• Exploring strategies for overcoming obstacles to movement along the 
greenway (road crossings, for example). 

In addition to providing a trail network, the proposed greenway should also 
help protect natural communities along the stream valleys. To preserve larger 
ecosystems (in areas like Ten Mile Creek, for example), thousands of acres 
would have to be acquired. Although this strategy would maximize conserva
tion opportunities, the financial implications are staggering. 

A description of the various segments of the greenway is included in Table 12. 
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Proposed Park and Open Space System Figure 48 
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Description of Greenways Table 12 

Segment 

Ten Mile Creek 
Greenway 

Little Seneca Creek 
Greenway 

Ovid Hazen Wells 
Greenway 

Little Bennett Creek 
Greenway 

Description 

The Ten Mile Creek greenway is recommended to connect the western part of 
Black Hill Regional Park and the southern part of Little Bennett Regional Park. The 
greenway is planned to cross over I-270 along Camus Road due to limits on cross
ing under I-270 with the stream. The greenway is recommended to continue along 
West Old Baltimore Road to connect with the main entrance to Black Hill Regional 
Park and the Little Seneca Creek greenway. Approximately 200 acres are recom
mended for acquisition in the Ten Mile Creek sub-basin assuming an area 300 feet 
wide on each side of the stream (600 feet total). 

This Plan recommends that the location of an unpaved trail within the greenway be 
on the east side of the valley. Topographic constraints would make it extremely dif
ficult to achieve the grading standards for a paved trail. The path may be located on 
the west side when environmental or functional considerations preclude construc
tion on the east. This policy is intended to minimize potential conflicts with active 
agricultural activities on the west side of the stream. 

The Little Seneca Creek greenway is recommended to connect the eastern part of 
Black Hill Regional Park with Kings Pond Local Park, the southern portion of Little 
Bennett Regional Park, and the western part of Ovid Hazen Wells Recreational 
Park. The greenway will cross under I-270 along West Old Baltimore Road due to 
limits on crossing under I-270 with the stream. The greenway is recommended to 
enter Black Hill Regional Park at the current entrance on West Old Baltimore 
Road. Approximately 280 acres are recommended for acquisition in the Little 
Seneca Creek Basin assuming an area 300 feet wide on each side of the stream (600 
feet total). Of the 280 acres, approximately 180 acres are already in the acquisition 
program. North of Kings Pond Local Park, the total width of the greenway is rec
ommended to be 300 feet where not associated with a stream valley. 

Within the Town Center District, the total width of 600 feet conflicts with the 
Plan's Land Use and Urban Design recommendations regarding the need to provide 
physical connections and an integrated development pattern in the Town Center. 
The Department of Parks will be evaluating the amount of land needed to achieve 
the park-like environment while achieving the Land Use and Urban Design objec
tives in this urbanized portion of the Study Area. 

The Ovid Hazen Wells greenway is recommended to connect the eastern portion of 
Ovid Hazen Wells Recreation Park to the western portion of Damascus 
Recreational Park. Approximately 30 acres of new parkland is recommended for 
acquisition. Unlike the sections of the greenways which parallel stream valleys, this 
section of the greenway will be a total of 300 feet wide. In addition, a crossing of 
Ridge Road (MD 27) must be provided. 

The Little Bennett Creek greenway is recommended to connect Little Bennett Park 
to conservation areas in Frederick County. It also would provide trail access to the 
camping entrance at Little Bennett Regional Park. This recommendation extends 
beyond the Study Area boundaries. The final decisions regarding the location of the 
greenway as it crosses Midcounty Highway in the vicinity of Little Bennett 
Regional Park must await more information regarding the character of Midcounty 
Highway. 
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Parks and Recreation Facilities 

The Clarksburg and Hyattstown areas are conveniently located near two of 
the County's largest regional parks (Black Hill and Little Bennett). In addition, 
there are also large recreational parks in the general area as well as local parks. A 
key goal of this Plan is to link all parkland via a greenway network. 

Plan Recommendations 

The proposed park and open space system is shown in Figure 48. The Plan 
reflects the following recommendations: 

• Connect park facilities and natural areas to the greenway network. 

• Designate generalized locations for additional local parks. 

• Designate local parks that are integrated with future development. 

• Coordinate the development of the master plan for Ovid Hazen Wells 
Park with this Plan. 

Proposed Park System 

The proposed park system for Clarksburg includes regional parks, recre
ational parks, special parks, and local parks. A description of each park is 
included in Table 13. 

Regional Parks 
Regional parks serve large areas of the County and combine conservation 

and recreation in parks of more than 200 acres and preserve at least two-thirds 
of the park as conservation and natural areas. The Study Area contains or is 
adjacent to two regional parks: Black Hill Regional Park and Little Bennett 
Regional Park. Both parks are the subject of individual master planning efforts 
by the Department of Parks to guide further development. 

This Plan recommends that the upcoming master plan for the Black Hill 
Regional Park address the need for sewer service parallel to I-270 which would 
reduce the need for a pump station north of the park in order to serve the 
drainage basin of the unnamed tributary of Little Seneca Creek. In addition, the 
master plan for Black Hill Regional Park should identify a greenway connection 
through the park that would connect the greenways in the Study Area with the 
park system along Seneca Creek. 

Recreational Parks 
Recreational parks are large parks (50 acres or more) that serve a variety of 

County-wide recreational needs and generally do not contain large environmen
tally sensitive areas. Regional parks tend to preserve more natural area than the 
recreational parks. The Study Area contains Ovid Hazen Wells Recreational 
Park and is adjacent to the Damascus Recreational Park and the North 
Germantown Greenbelt. 
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Existing and Proposed Park System in the Clarksburg Study Area Table 13 

Type of Park 

Regional 

Recreational 

Special 

Local 

Notes: 

Name of Park 

Black Hill Regional 
Park (1,779 acres; 
1,833 acres 
planned) 

Little Bennett 
Regional' Park 
(3,600 acres) 

Ovid Hazen Wells 
Recreational Park 
(290 acres) 

Damascus 
Recreational' Park 
(277 acres) 

Clarksburg Road2 

(25 - 100 acres) 

Clarksburg Local 
Park (3.8 acres) 

Kings Pond Local 
Park (13.8 acres) 

Newcut Village 
Local Park2 

(10-15 acres) 

Foreman 
Boulevard Local2 
Park (10-15 acres) 

Clarkmont Local 

Park2 (10-15 acres) 

1 Adjacent to the Study Area. 
2 New park proposed by this Plan. 

Existing Facility (1994) 

505-acre lake, boat ramp, and 
rentals, fishing, hiking, picnic 
areas with shelters, 2 play-
ground areas, visitors center 
and park police station. 

90 camp sites, hiking, golf 
course, amphitheater 

3 picnic shelters and play area 
and parking area. (A master 
plan for this park is under way.) 

Hiker/biker trail, ballfields, 
playground, basketball courts, 
tennis courts, and picnic areas. 

Combination baseball/football 
field, recreation center, lighted 
basketball court, two lighted 
tennis courts, and parking area. 

Picnic area, softball diamond, 
fishing, football/soccer field, 
and parking area. 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 

Potential Future Facilities 

Park police station, fishing pier, 
and paved trails. 

Conference center, swim facil
ity, day use area, playground 
and playfield, and interpretive 
center 

Athletic fields, picnic areas, 
playground facilities, 
recreation center, carousel 
and a natural area. 

Athletic fields, playground, 
paved courts, parking, trails, 
and picnic and conservation 
areas. 

Playing fields, hard surface 
courts, playgrounds, picnic 
areas, pathways, and parking. 

Playing fields, hard surface 
courts, playgrounds, picnic 
areas, pathways, and parking. 

Playing fields, hard surface 

courts, playgrounds, picnic 

areas, pathways, and parking. 

'I MARYUND-NATIONAL CAPITAL 
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The Department of Parks is currently developing a master plan for the ulti
mate development of Ovid Hazen Wells Recreational Park and the community 
will be included in this process. 

Although a development plan for the park will be prepared and adopted 
separately from the Clarksburg Master Plan, certain key issues regarding future 
development of the park need to be resolved at this time. The most critical 
involves the extension of sewer lines through the park. The concept plan for the 
park channels more active recreation uses to the west side of the park where a 
sewer extension is envisioned. (This extension will ultimately serve Fountain 
View, a residential neighborhood built more than 25 years ago in anticipation of 
being one day served by sewer.) More passive uses are envisioned in the eastern 
portion of the park. This Plan does not endorse the extension of sewer to the 
east since it is not needed for park development. 

Sewer service on the eastern side of the park is not being proposed. Property 
owners in that area have suggested that extending sewer through the eastern part 
of the park would be necessary for future park facilities, so properties east of 
Ridge Road could be served with an extension of that same sewer line. The Plan 
does not propose sewer service through the eastern part of the park. 

The master plan for Ovid Hazen Wells Parks should be coordinated with 
this Plan and should consider the need for active and passive recreation areas, 
including a recreation center and athletic fields. 

Special Parks 
An opportunity exists to obtain a special park through dedication that would 

provide active and passive recreation opportunities to new residents. In the West 
Old Baltimore Road area, this park would be adjacent to Black Hill Regional Park, 
and would have conservation areas in addition to active recreation facilities 

Local Parks 
Local parks are generally larger than ten acres and provide both passive and 

active facilities, including ballfields, play equipment, tennis, basketball and 
multi-use courts, and, in some cases, a small community building. While all 
facilities are used on an informal basis, the ballfields and the community build
ings can be reserved in advance. The Study Area contains two local parks: 
Clarksburg Local Park and Kings Pond Local Park. 

In addition to the existing local parks, three more will be required to serve 
the recreation and physical fitness needs of future residents. These parks would 
be developed with playing fields, hard surface courts (tennis, basketball, etc.), 
playgrounds, picnic areas, pathways, and parking. These parks are shown on 
the Parks and Open Space System map (see Figure 48, page 157) as floating 
symbols. Floating symbols are intended to identify an area/neighborhood to be 
served, not a particular site. Specific guidance regarding the location of these 
parks includes, but is not limited to: 

Newcut Village Local Park: 10 to 15 acres located adjacent to the greenway, 
generally flat to rolling topography, accessible by either a primary or sec
ondary roadway, and integrated into adjacent neighborhoods. 
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Foreman Boulevard Local Park: 10 to 15 acres, located adjacent to the 
greenway, generally flat to rolling topography, accessible by either a pri
mary or secondary roadway (either existing Shawnee Lane or Foreman 
Boulevard), and integrated into adjacent neighborhoods. 

Clarkmont Local Park: 10 to 15 acres, located near the proposed elemen
tary school, generally flat to rolling topography, accessible by either a pri
mary or secondary roadway, and integrated into adjacent neighborhoods 
and commercial areas. 

Recreation Center 
The Study Area currently lacks indoor recreation opportunities. This Plan 

recommends that the placement of an indoor recreation center be considered at 
Ovid Hazen Wells Park. 

The typical program for a recreation center is a 40,000-square-foot building 
containing basketball courts, a weight room, multi-purpose rooms, and craft 
rooms. In addition, it may also contain an indoor or outdoor pool. 

Neighborhood Recreation Areas and Civic Open Space 
Recreational opportunities for residents, in addition to County operated 

parks, are needed within individual neighborhoods. These areas can be as sim
ple and varied as tot lots, picnic areas, and usable open areas. Each new residen
tial development in a neighborhood should provide adequate private open 
space and recreational facilities for its residents to enjoy nonstructured recre
ational opportunities. 

In addition to, or in combination with, neighborhood recreation areas, civic 
open space helps provide areas for people to gather. In the areas around the 
transit stops civic open space helps identify each area as well as provide easily 
accessible meeting areas (see Land Use Plan chapter). 

Public Schools 

Public schools are an essential component of community life and, therefore, 
must be an integral part of community design and development. The need for new 
schools is determined by the Board of Education based on both the capacity of 
existing schools and the projected increase in student enrollment. 

It is the objective of this Plan to identify general locations for school facilities 
to meet the general and specialized educational needs of area residents. 

Existing and Programmed Facilities 
The Study Area is currently in the Damascus High School Cluster. The status 

of schools in this cluster that serve the Study Area is outlined in Table 14. 

The Damascus Cluster has a growing number of school age children. Two 
new elementary schools opened in the cluster, Clearspring Elementary School in 
1988 and the Lois Rockwell Elementary School in 1992, to accommodate ele-



mentary enrollment growth. Elementary enrollment is still increasing in the clus
ter, with slowing of growth not expected until around the year 2000. 

Dramatic enrollment increases that are occurring at the elementary school 
level will have a major impact on facility needs at the secondary level in the 
1990s and beyond. At the mid-level, the Damascus Cluster is scheduled to reor
ganize to the middle school program which places grades 6-8 in middle schools. 
This will help to relieve capacity shortages at the elementary level and will 
necessitate construction of a second mid-level school to serve the cluster. This 
school, known as Damascus Middle School #2, is scheduled to open in 
September 1995. 

At the high school level, Damascus High School will have insufficient capac
ity to accommodate projected enrollment. As a result, an 18-room addition to 
the school is scheduled to be opened in September 1995. 

Together, the planned secondary school projects will provide needed space 
through the late 1990's. Projections indicate that after this period more enroll
ment growth will require additional capacity be added. The growth described 
for the Damascus Cluster in the 1990's does not include any development that 
may occur as a result of the new Clarksburg Master Plan. Nearly all projected 
enrollment reflects the aging of students already residing in the Damascus 
Cluster. 

Plan Recommendations 
This Plan estimates that a total of 11 public schools may be needed to serve 

the projected public school age population of the Study Area. A new estimate of 
the number of schools needed will be made by the Board of Education at the 
time of development for purposes of land dedication. The proposed locations 
for these schools are shown on Figure 49. The "buildable" acreage for elemen
tary school sites are generally 12 acres in size, while middle school sites are 20 
acres and high school sites are 30 acres. Sometimes, sites may need to be bigger 
than 12, 20, or 30 acres to achieve enough buildable acreage. An important 
assumption in this recommendation is that the boundaries of a Clarksburg 
Cluster will roughly correspond to the Study Area boundaries near build out. 
Since it is impractical to provide more definitive assumptions, the cluster 
boundaries and the number of schools constructed will be dependent on actual 
student yields and the capacities of adjacent clusters. 

High School 
This Plan recommends that a high school be located on a portion of a 62-

acre site owned by the Board of Education at the intersection of Frederick Road 
(MD 355) and Shawnee Lane. The Board of Education has determined that 
only 30 acres are buildable and plans are under way to construct a middle 
school on this site until it can be converted later when needed for a high school. 
The ultimate development plan for this site should place special emphasis on an 
attractive frontage along MD 355 since this is a critical entry into Clarksburg. 

Middle Schools 
This Plan recommends the need for two middle school sites as shown in 
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Old Baltimore Road between MD 355 and the greenway in the Brink Road 
Transition Area. 

The site for Clarksburg Middle School #2 is on the northwest corner of 
MD 27 and Skylark Road. 

Elementary· Schools 
The existing Clarksburg Elementary School is recommended for relocation 

in the long-term (beyond 20 years) due to its inadequate size and the desirabili
ty of having the school better located in terms of future development patterns. 
The school has recently been modernized and is expected to continue operation 
at this location for many years to come. 

The existing Cedar Grove Elementary School is on the northeastern edge of 
the Clarksburg Master Plan Study Area. Currently, this school is in the 
Damascus Cluster. It is not possible to predict at this point whether in the long 
term this facility will serve students from the Clarksburg Master Plan Study 
Area as construction proceeds or continue to serve students primarily from out-

Public Schools by High School Cluster Serving Clarksburg 
Master Plan and Hyattstown Special Study Area Table 14 

High School Cluster/ 
School Name 

HIGH SCHOOL 

Damascus High School' 

MIDDLE SCHOOL 

John T. Baker1 

ELEMENTARY SCHOOLS 

Cedar Grove1 

Clarksburg 

Notes: 

Date 
Orig. 

1950 

1971 

1960 
1952 

Year Site Size 
Modernized (Acres) 

1978 33.6 

1987 
1992 

20.0 (PK) 

9.6 
9.9 

Existing No. of 
Teaching Stations/ 

Classrooms 

5l2 

28 3 

24 
18 

Schools are not located inside the Study Area, but service area falls within Study Area. 
Damascus High School is scheduled to gain 18 teaching stations in September 1995. 
Baker Middle School is scheduled to reorganize to serve grades 6-8 in September 1995. 
In September 1995, a second middle school in the Damascus Cluster is scheduled to open. 

PK denotes an adjacent park site; park acreage is in addition to that shown. 

Source: Approved FY 94 to FY 99 Capital Improvements Program, 
Montgomery County Public Schools, May 1993 

Clarksburg Master Plan and Hyattstown Special Study Area 
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Existing and Proposed Public Facilities Figure 49 
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Six new elementary schools sites are recommended for the Study Area. The 
general location of the proposed elementary schools are shown in Figure 49. 

The school site locations are shown as floating symbols. Floating symbols 
are used to indicate the general location of the school site to serve a particular 
neighborhood. The final location of school sites will be determined by the 
Board of Education and will include the following locational criteria: 

• Proximity and accessibility to the greenway. 

• Accessibility to a primary or secondary residential street. 

• Relation to transit. 

• Central location (for walking) within the residential area. 

This Plan envisions that it may be necessary to reevaluate the need for 
schools at the time of development and that reduced yields in housing units 
may reduce the need for school sites. 

Community Facilities 

As the Clarksburg Master Plan Area and Hyattstown Special Study Area 
grow, the demand on social services, including child day care, will increase. 

The programming and delivery of human services are the responsibility of 
the County government and private service organizations. Human services, such 
as elderly day care, teen programs, child day care, and recreation, should be 
provided throughout the Clarksburg Master Plan Area and Hyattstown Special 
Study Area. · 

This Plan recommends that existing and new public facilities include areas 
which can be used for human services, whether as a separate use or using a 
facility during off-peak hours. As the area becomes more developed the demand 
for these services will become more clear and suitable locations may be identi
fied at that time. It is this Plan's intention that these facilities be accessible by 
transit to maximize their ability to be served by transit. This Plan's recommend
ed locational criteria are outlined in Table 15. 
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Community Facilities Recommendations Table 15 

Facility 

Library 

Community Center 

Adult Day Care 

Elderly Housing 

Child Day Care 

Housing for 
Special Populations 

Fire Station 

Police Station 

--
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Master Plan Locational Guidelines 

• Close proximity to other public facilities in the Town Center, such as the 
community center, and to retail and office areas. 

• Close proximity to other public facilities in the Town Center, such as the 
library, and to shopping areas. 

• Transit serviceable areas. 

• In or near employment or residential areas. 

• Dispersed throughout the Study Area with concentrations near public 
facilities. 

• Near transit, local bus routes, shopping, and public facilities. 

• Dispersed throughout the Study Area with concentrations near public 
facilities. 

• Dispersed throughout the Study Area with concentrations near transit, 
employment areas, and concentrations of housing. 

• Dispersed throughout the residential areas in the Study Area. 

• Located in areas conveniently served by local bus and regional transit 
service. 

• Consider locating a station in Clarksburg, close to the Town Center 
(including the possibility of relocating station #9 from Hyattstown). 

• Utilize, if feasible, the site owned by the Hyattstown V.F.D. 

• Maximize access to the Study Area's road network. 

• If needed, consider an appropriately-sized police station in Clarksburg. 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 
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Overview 

The Clarksburg Study Area includes a number of historic sites and districts. 
Currently, there are five individual sites designated on the Master Plan for 
Historic Preservation as well as three Master Plan historic districts -
Clar~sburg, Hyattstown, and Cedar Grove. In addition, there are 18 historic 
resources in the Study Area which have been identified on the Locational Atlas 
and Index of Historic Sites but which have not yet been evaluated for historic 
designation - these resources are being reviewed in conjunction with this 
Master Plan effort. There is one additional resource, not currently on the 
Locational Atlas, which this Plan recommends for addition to the Atlas. 

Table 17, page 183, lists all historic sites and districts and their status in the 
Clarksburg Study Area. Sites and districts are shown in Figure 5 0, page 181. 
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Background 

The Master Plan for Historic Preservation and the Historic Preservation 
Ordinance, Chapter 24A of the Montgomery County Code, are designed to 
protect and preserve Montgomery County's historic and architectural heritage. 
When a historic resource is placed on the Master Plan for Historic Preservation, 
the adoption action officially designates the property as a historic site or his
toric district and subjects it to the further procedural requirements of the 
Historic Preservation Ordinance. 

Designation of historic sites and districts serves to highlight the values that 
are important in maintaining the individual character of the County and its 
communities. It is the intent of the County's preservation program to provide a 
rational system for evaluating, protecting, and enhancing the County's historic 
and architectural heritage for the benefit of present and future generations of 
Montgomery County residents. The accompanying challenge is to weave pro
tection of this heritage into the County's planning program so as to maximize 
community support for preservation and minimize infringement on private 
property rights. 

The following criteria, as stated in Section 24A-3 of the Historic 
Preservation Ordinance, shall apply when historic resources are evaluated for 
designation in the Master Plan for Historic Preservation: 

1. Historical and cultural significance: 

The historic resource: 

• Has character, interest, or value as part of the development, heritage, or 
cultural characteristics of the County, state, or nation. 

• Is the site of a significant historic event. 

• Is identified with a person or a group of persons who influenced society. 

• Exemplifies the cultural, economic, social, political, or historic heritage of 
the County and its communities; or 

2. Architectural and design significance: 

The historic resource: 

• Embodies the distinctive characteristics of a type, period, or method of 
construction. 

• Represents the work of a master. 

• Possesses high artistic values. 

• Represents a significant and distinguishable entity whose components may 
lack individual distinction; or 

• Represents an established and familiar visual feature of the neighborhood, 
community, or County due to its singular physical characteristic or land
scape. 



Once designated on the Master Plan for Historic Preservation, historic sites 
are subject to the protection of the Ordinance. Any substantial changes to the 
exterior of a resource or its environmental setting must be reviewed by the 
Historic Preservation Commission (HPC) and a Historic Area Work Permit 
issued under the provisions of the County's Preservation Ordinance, Section 
24A-6. In accordance with the Master Plan for Historic Preservation, and unless 
otherwise specified in the amendment, the environmental setting for each site, 
as defined in Section 24A-2 of the Ordinance, is the entire parcel on which the 
resource is located as of the date it is designated on the Master Plan. 

Designation of the entire parcel provides the County adequate review 
authority to preserve historic sites in the event of development. It also ensures 
that, from the beginning of the development process, important features of these 
sites are recognized and incorporated in the future development of designated 
properties. In the case of large acreage parcels, the amendment will provide gen
eral guidance for the refinement of the setting by indicating when the setting is 
subject to reduction in the event of development, by describing an appropriate 
area to preserve the integrity of the resource, and by identifying buildings and 
features associated with the site which should be protected as part of the setting. 
It is anticipated that for a majority of the sites designated, the appropriate point 
at which to refine the environmental setting will be when the property is subdi
vided. 

Public improvements can profoundly affect the integrity of a historic area. 
Section 24A-6 of the Ordinance states that a Historic Area Work Permit for 
work on public or private property must be issued prior to altering a historic 
resource or its environmental setting. The design of public facilities in the vicin
ity of historic resources should be sensitive to and maintain the character of the 
area. Specific design considerations should be reflected as part of the 
Mandatory Referral review processes. 

In the majority of cases, decisions regarding preservation alternatives are 
made at the time of public facility implementation within the process estab
lished in Section 24A of the Ordinance. This method provides for adequate 
review by the public and governing agencies. To provide guidance in the event 
of future public facility implementation, the amendment addresses potential 
conflicts existing at each site and suggests alternatives and recommendations to 
assist in balancing preservation with community needs. 

In addition to protecting designated resources from unsympathetic alter
ation and insensitive redevelopment, the County's Preservation Ordinance also 
empowers the County's Department of Environmental Protection and the 
Historic Preservation Commission to prevent the demolition of historic build
ings through neglect. 

The Montgomery County Council passed legislation in September 1984 to 
provide for a tax credit against County real property taxes to encourage the 
restoration and preservation of privately owned structures located in the 
County. The credit applies to all properties designated on the Master Plan for 
Historic Preservation (Chapter 52, Art. VI). Furthermore, the Historic 
Preservation Commission maintains up-to-date information on the status of 
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granting of easements on historic properties, outright grants, and low-interest 
loan programs. 

Historic Districts 

There are three historic districts in the Clarksburg Study Area. Each is 
unique and each has many opportunities and challenges associated with it. Each 
of the districts is briefly described below. Land use, transportation, and zoning 
plan recommendations which are supportive of the districts are summarized in 
Table 16, page 173. The need for a zoning strategy to help guide future devel
opment in the districts is included in the Implementation chapter. 

Clarksburg Historic District 

The Clarksburg Historic District reflects the community's prominence as a 
center of transport, trade, and industry for northern Montgomery County. It is 
among the County's earliest and most intact historic towns. One of the 
County's last and most elaborate remaining examples of the two-room school
house is found here. 

Hyattstown Historic District 

Hyattstown, founded in 1798, appears very much as it did when it was a 
thriving early 19th century community with wagoners, dignitaries, and Civil 
War troops passing through town. The Hyattstown Historic District represents 
one of the largest groupings of relatively unaltered 19th century buildings in the 
County. The houses, mostly of log and frame, are erected close together on 
quarter-acre lots, very close to the roadside. Interspersed among the modest 
homes are many structures essential to the village life, including an old school, 
churches, several shops and offices, and a hotel. 

Cedar Grove Historic District 

Cedar Grove is one of the few continuously operating rural crossroads com
muni.ties serving farm families in upper Montgomery County for over a century. 
It is characteristic of the County's late 19th and early 20th century rural cross
roads once common, but rapidly becoming extinct with encroaching develop
ment at the end of the 20th century. The handful of houses are a mix of ages, 
styles, sizes,and materials. They extend several directions from the crossroads 
and form a cohesive group. 
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Master Plan Preservation Strategies for Historic Districts Table 16 

Clarksburg Historic 
District 

Hyattstown Historic 
District 

Cedar Grove Historic 
District 
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Land Use Plan 

• Designates protec
tive buffers around 
district with limits 
on heights to assure 
compatibility. 

• Includes detailed 
design guidelines 
for new develop
ment in historic 
district. 

• Designates district 
as focal point of 
larger Town Center. 

• Maintains rural set
ting for 
Hyattstown. 

• Supports provision 
of public water and 
sewer. 

• Includes detailed 
design guidelines for 
future development. 

• Proposes a land use 
pattern which pro
vides a suitable set
ting for the district. 

• Recommends 
design guidelines 
for development 
which are support
ive of district. 

Transportation Plan 

• Proposes special 
cross-sections for 
MO 355 and 
Redgrave Place to 
maintain character 
compatible with 
district. 

• Designates MD 355 
through Hyanstown 
as "rustic" to main
tain compatible 
character. 

• Proposes bypass 
east of Hyattstown 
as future possibility. 

• Endorses the desig
nation of MD 2 7 
(Ridge Road) as 
2-lane roadway 
through Cedar 
Grove. 

Zoning Plan 

• Includes guidelines 
for granting option
al densities around 
the historic district 
which emphasize 
compatibility with 
character of district. 

• Proposes zoning 
pattern around 
Hyattstown com
patible with rural 
village scale. 

• Recommends rural 
zoning in vicinity of 
Cedar Grove. 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 
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Individual Resources 

Master Plan Sites 

13/3 Oliver Watkins House 23400 Ridge Road 

A showplace of the Cedar Grove area, this spacious residence features a 3 ½
story, Queen Anne style tower with wrap-around porch. The house was built in 
1851 and enlarged in the late 19th century by the owner and operator of the 
Cedar Grove General Store. There is a prominent barn associated with the 
house. 

This Master Plan site, with its accompanying outbuildings, is located within 
Ovid Hazen Wells Park and will be adaptively reused as part of the develop
ment of this park. 

13/7 Ned Watkins House 12001 Skylark Road 

This residence, built in 1892, is characterized by such Queen Anne features 
as fishscale shingles, diamond windows, and projecting polygonal bay windows. 
Also noteworthy are a fine complement of agricultural outbuildings including a 
bank barn, corn crib, and smokehouse. 

This house, with its accompanying outbuildings, is located within Ovid 
Hazen Wells Park and will be adaptively reused as part of the development of 
this park. 

13/10-1 Clarksburg School 13530 Redgrave Place 

This individually-designated Master Plan site is located within the designat
ed Clarksburg Historic District. It is also on the National Register of Historic 
Places. The structure was built in 1909 and is one of the most intact early 
schoolhouses remaining in the County. 

Development of the Clarksburg Town Center and the transit stop may affect 
the Clarksburg School, including possibly requiring relocation of the building. 
There are detailed land use and urban design recommendations for the 
Clarksburg Historic District - including the Clarksburg School - in the Land 
Use Plan chapter. 

13/14 Moneysworth Farm 22900 Whelan Lane 

The original part of the house at Moneysworth Farm was constructed of 
logs by 1783 and is a rare example of Tidewater style architecture. The struc
ture was enlarged with a Greek Revival style section in the mid-19th century. 
There are several more recent outbuildings associated with the property, as well 
as a historic cemetery. 

Moneysworth Farm is located on Site 30, which is being considered for a 
number of public uses - including a new detention facility. The farmstead will 
be incorporated into future plans for the site. More information on the proper
ty is included in the Land Use Plan chapter. 



13/30 Highview/Burdette Hotel 21010 Clarksburg Road 

Highview is the grandest of several remaining hotels which once thrived in the 
Ten Mile Creek Valley area. Crowned by a slate shingled mansard roof, the ele
gant structure was built in 1887 in the Second Empire style. 

There are no major planning issues affecting this Master Plan site. 

LOCATIONAL ATLAS RESOURCES EVALUATED 

Designated on Master Plan 

The following resources are now included on the Master Plan for Historic 
Preservation: 

13/19 Howes Farm (Elizabeth Waters Fann) 22010 Ridge Road 

The Howes Farm meets the following criteria for Master Plan designation: 
1A, as an excellent example of a late 19th-early 20th century family farm in the 
Clarksburg area; 1D, exemplifying the cultural, economic, and social heritage 
of agriculture and dairy farming in Montgomery County; 2A, embodying the 
distinct characteristics of a high-style Gothic Revival farmhouse with metal 
roof, narrow 2-over-2 shuttered windows, second-story bay window, and 20th 
century rear wing, stuccoed siding, and wrap-around porch; and 2E, as an 
established and familiar feature in the community once dominated by family 
farms. 

The Howes Farm was built in 1884 by James Robert Howes, who pur
chased the land from Sara D. Sellman. In the 1920s, the house was enlarged and 
stuccoed by their son, Joseph G. Howes, adding the wrap-around porch, mod
ern utilities, and changing the drive from Brink Road to Ridge Road. The house 
retains its late 19th century integrity and many fine details, including the curved 
mahogany staircase ordered from Philadelphia. 

The Howes Farm was formerly referred to in the Locational Atlas as the 
Elizabeth Waters Farm. However, research has not shown any connection of 
this property to the Waters family who lived nearby. The Howes family, long- · 
time Clarksburg residents, were active members of the County Dairy 
Association, farming the 124-acre farm for 90 years over three generations. 

Several outbuildings remain from the period, including a hen house, a dou
ble corn crib and machine storage shed, a rusticated concrete block dairy build
ing, pump house, meat house/handyman shelter, silo, and feed room. A dairy 
barn (1930) and bank barn (1880s) burned in the late 1970s. The environmental 
setting is the entire 16.75-acre parcel, including the outbuildings and long drive 
from Ridge Road. 

There are several planning issues related to this site. Since the property is 
zoned for a Country Inn, the HPC and the Planning Board have approved plans 
for parking of 63 vehicles southwest of the house. Recently, more subdivisions 
on either side of the 16.75-acre site have been approved, changing its once rural 
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highway would sever the driveway entrance of the Howes Farm from Ridge 
Road (MD 27) requiring a new entrance to the property either through a subdi
vision or across environmentally sensitive wetlands. The approach to the historic 
resource should be given careful consideration in the development of the pro-· 
posed Midcounty Highway, retaining as much of the original setting as possible. 
Visibility of this resource will increase from Midcounty Highway, a benefit for 
the Country Inn usage of the property. 

13/24 Byrne-Warfield Farm 22415 Clarksburg Road 

This resource meets the following criteria for Master Plan designation: 1A, 
having value as part of the development of the County, being representative of 
the County's dairy farming heritage; 1D, exemplifying a typical Up-County 
farmstead from the turn of the century; 2A, having distinctive features of a 
method of construction with its unique gabled design and being the only 20th 
century example of the two-door front facade known in the County; 2E, repre
senting an established and familiar feature, due to its prominent location and 
landscape. 

The original 107-acre farm was established in 1869 by John W Byrne, a tobac
co farmer. In 1893, he conveyed the land to Edward D. Warfield, of 
Browningsville, who built the bank barn (1900), present house (circa 1912), and 
dairy barn (circa 1940s). Typical of early 20th century farmers in the area, Warfield 
shifted his agricultural effort from tobacco to wheat and dairying. 

Architecturally, the house has an unusual form, with a center gable on each 
of the four sides and double entrances on the main facade. The two-door 
entrance facade is an uncommon building form in Maryland, though it is rela
tively common further north among the Pennsylvania Germans. This is the only 
known 20th century example in the County. The house retains its original clap
board siding and fishscale shingles. Some of the bargeboard which originally 
decorated each of the four gables has been damaged. The front porch has been 
enclosed with jalousie windows. 

The environmental setting is the entire 5 .3-acre parcel, yet it should be rec
ognized that the outbuildings are not significant. The bank barn is in dilapidat
ed condition, and the dairy barn is unremarkable. Other minor outbuildings are 
a corn crib, garage, wash house, and milk house. If demolition of the outbuild
ings were to be proposed in the future, it should be considered as a possibility. 

The Byrne-Warfield Farm is located in the Cabin Branch Neighborhood. 

13/25 Cephas Summers House 22300 Clarksburg Road 

This resource meets the following criteria for Master Plan designation: 1A, 
having value as part of the development, heritage, or cultural characteristics of 
the County, having had only two different owners in its 150-year history; 1D, 
being a particularly early farmhouse with a high degree of integrity; and 2A, 
embodying the distinctive characteristics of a period of construction, being a rep
resentative vernacular example of Greek Revival-style architecture. 



This resource is one of the earliest farmhouses in the Clarksburg area which 
still retains a high degree of architectural integrity. Dating from the second 
quarter of the 19th century, the house exhibits Greek Revival influence, found 
in its eaves-front orientation, low-slope roof, cornice returns, 6-over-6 sash, and 
classical porch columns. 

Cephas and Mary Ann Summers acquired this 235-acre farm in 1850 for 
$1,410. They conveyed it in the early 18 90s to Ann E. & Samuel F. Bennett, 
whose descendants still own it today. The bank barn collapsed in a storm in the 
late 1970's. Extant outbuildings are a frame corncrib, frame shed, and concrete 
block shed. 

The environmental setting is that portion of the parcel (P900) which lies 
west of Clarksburg Road, being approximately 65 acres. As there is currently no 
plumbing in this house, the availability of septic and water on the property 
needs to be explored. 

14/26 Salem United Methodist Church 23 725 Ridge Road 

This resource meets the following criteria for Master Plan designation: lA, 
having character, value, and interest as part of the heritage and cultural charac
teristics of the County, being one of the earliest Methodist congregations in the 
County; 1D, exemplifying the religious heritage of the County and its commu
nities; 2A, embodying the distinctive characteristics of a period of architecture, 
being an excellent example of an early-20th century rural Gothic Revival 
church; and 2E, representing an established and familiar visual feature, having a 
prominent location on Ridge Road. 

Salem United Methodist Church was built in 1907, replacing an earlier log 
structure built circa 1869. Unlike other Methodist churches in the County 
which were split by pro- and anti-slavery congregations, including the 
Clarksburg Methodist Church, the Salem Church remained intact through the 
Civil War era. 

The Gothic Revival-style church exhibits fine architectural detailing. The 
front facade is dominated by a triple lancet stained glass window within a lancet 
arch. A 2½-story tower contains an open belltower with trefoil brackets and 
denticulated cornice. Varigated shingles decorate the second story of the tower 
and the front gable. Scrolled terra cotta crests are found above the front and 
rear gables. 

A rear/side addition was constructed in the 1930s to accommodate a social 
hall. Aluminum siding was added in the 1960s, although it was done in a sym
pathetic manner, resulting in the preservation of most of the architectural 
details. Leniency should be exercised in allowing the congregation to relocate 
stained glass windows from the church if a new sanctuary is built. The environ
mental setting is the 1.46-acre lot on which the church and associated cemetery 
are located. 
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The following resources are removed from the Locational Atlas. 

13/1 Barber/Nehouse Farm 11415 Hawkes Road 

This early 20th century dairy farm is not recommended for placement on the 
Master Plan. It has been significantly altered with replacement windows in the 
1890's front section of the farmhouse, and other additions to the rear, replacing 
an original log section. 

13/8 Ed Burdette Farm 12200 Piedmont Road 

The Burdette Farm is not recommended for placement on the Master Plan. This 
late 19th century Gothic Revival farmhouse on 17 acres, is in fair condition, and its 
outbuildings are in poor condition. Covered in asbestos shingles and needing a 
new porch, it represents a common style of architecture already well represented 
on the Master Plan. It should be removed from the Locational Atlas. 

13/9 The Clark Family Cemetery East of Kings Pond Park 

The Clark Cemetery, whose stones have been removed, but recovered for safe
keeping, is not recommended for placement on the Master Plan. The Plan rec
ommends fencing the area surrounding the burial site of John Clark, founder of 
Clarksburg, and his family to protect the remains from disturbance on what is 
proposed as part of the New Clarksburg Town Center. Since the tombstone of 
John Clark is missing, a replacement marker is suggested to commemorate the 
founder of this early 19th century community. 

13 /11 Ed Lewis Farm 23 7 3 0 Frederick Road 

The Lewis Farm, an early 19th century log house with numerous additions, is not 
recommended for placement on the Master Plan. Although historically connected to 
Ed Lewis, prominent Clarksburg citizen and co-founder of Boyds, it has had numer
ous changes and additions over its history. Lewis also owned Moneysworth Farm, 
now on the Master Plan and owned by Montgomery County. 

13/12 Thomas Jefferson Thompson Farm (Formerly J. Pickens Farm) 
23701 Shiloh Church Road 

This farm was owned for 75 years by the Thompsons, one of Clarksburg's early 
families. (This resource was incorrectly identified on the Locational Atlas as the 
J. Pickens Farm.) The 1¼-story rear section of the house was apparently built 
soon after Nathan Thompson bought the property in 1806. The front section of 
the house dates from the mid-19th century, when it was owned by Thomas 
Jefferson and Rosetta Thompson. Newlyweds Henry and Inez Gardiner bought 
the property in 1890 and updated the house with a Queen Anne-style tower, 
giving the house a picturesque appearance. 



13/13 William Thompson House 23511 Shiloh Church Road 

This simple three-bay farmhouse has been nearly engulfed by later additions on 
all four sides which obscure its original building form. It should be removed 
from the Locational Atlas. 

13/18 George W. Hilton Farm 22222 Ridge Road 

This abandoned 20th century dairy farm, once owned by State Legislator 
George W. Hilton and later owned by the King family, is not recommended for 
designation. The outstanding Queen Anne style farmhouse was burned to the 
ground in 1991. It had been abandoned for many years. The 20th century dairy 
barns are also in deteriorating condition but were once among the finest in the 
County. 

13/21 William Shaw Farm 13601 West Old Baltimore Road 

The William Shaw Farm is not recommended for Master Plan designation. Built 
in the late 1800's, this stuccoed Gothic Revival farmhouse has been altered 
through the loss of its porch and enclosure of several windows on the front 
facade. Several outbuildings are in poor condition. The William Shaw family is 
buried at the top of the hill behind this house. 

13/22 Shaw Cemetery (Gue Cemetery) 13601 West Old Baltimore Road 

This small family cemetery is not worthy of Master Plan designation. Unfenced 
and with damaged headstones of the William Shaw family from the third quar
ter of the 19th century, this small burial site was misnamed the Gue Cemetery 
in the Locational Atlas. It is associated with the William Shaw Farm, but has lit
tle significance historically. 

13/23 Ed Waters 22625 Clarksburg Road 

Although it has some historical significance for its association with the locally
prominent Waters family, the uninhabited house is in poor condition, has been 
altered, and is architecturally unremarkable. The Waters family is already well 
represented on the Master Plan (Sites #14/43, 19/1). This resource should be 
removed from the Atlas. 

13/26 Pyles Mill & Log House 15000 West Old Baltimore Road 

The sawmill has been substantially altered since it was converted to a residence 
in the 1940s. Windows of various sizes have been added, including a picture 
window and a bay window, two shed-roofed additions were constructed, and 
the building was encased in vertically scored plywood siding. The gable roof is 
covered with corrugated metal. The log house is no longer extant. This resource 
should be removed from the Atlas. 
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Though the house was once a showplace with its landmark setting and finely 
detailed house, it has since been subjected to numerous incompatible changes 
which, together with its dilapidated condition, render it unworthy of designa
tion. 

13/29 William Reid Farm 21301 Slidell Road 

The farm has some historical association, having been owned by the Reid
Kingsbury family for almost 150 years. The buildings, however, have lost much 
of their architectural integrity and are in dilapidated condition. 

14/25 William H. Poole House 24141 Kings Valley Road 

This resource is architecturally significant as an example of the Two-Door 
House, an uncommon building form in Montgomery County, being a house 
with paired front entrances. This example is particularly noteworthy because it 
seems to have evolved out of the changing needs of its occupants. Among the 
Pennsylvania Germans, as with the Dutch of New York, two-door houses were 
traditional buildings in cultures which didn't share the English central-hall plan. 
The doors allowed separate uses, with the house divided in half with one door 
for everyday family use leading to an informal living room, and the other 
reserved for guests leading to a parlor or dining room. 

The house was built by 1860 when William and Hannah Poole acquired the 
105-acre property from Hannah's father, Allen Miles. In 1887, improvements 
were made valued at $450. The Pooles owned the property until 1902. 

ADDED TO THE LOCATIONAL ATLAS 

13/53 Dowden's Ordinary Site and Marker 23515 Frederick Road 

The Dowden's Ordinary Site and Marker, just south of the Clarksburg Historic 
District, is added to the Locational Atlas. At this location a marker was placed 
by the Janet Montgomery Chapter of the Daughters of the American 
Revolution in 1915 commemorating the encampment of General George E. 
Braddock and Col. Dunbar's Division of the Colonial and English Army April 
15-17, 1755 at the site of Dowden's Ordinary. Dowden's Ordinary also served 
as a meeting place for the Sons of Liberty protesting the Stamp Tax prior to the 
American Revolution and as a dinner stop for Andrew Jackson on the way to 
his presidential inauguration in 1829. 

The Marker is located near the west side of Frederick Road, south of 
Stringtown Road, where a major intersection is planned. Protection of the site is 
needed to prevent moving the marker from its historic location. The site may 
also qualify as an archeological site in the future. 
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Resource# 

10/59 

13/1 

13/2 

13/3 

13/4 

13/5 

13/6 

13/7 

13/8 

13/9 

13/10 

Resource 
Name/ Address 

Hyattstown District 
and Mill Complex 
Frederick Rd. (MD 355) 

Barber/Nehouse Farm 
11415 Hawkes Road 

Beall (Nelson) Barn 
11406 Hawkes Road 

Oliver Watkins House 
23400 Ridge Road 

Washington Page House 
11601 Skylark Road 

Log House/Skylark 
11601 Skylark Road 

Samuel Scott Farm 
12020 Skylark Road 

Ned Watkins House 
12001 Skylark Road 

Ed Burdette Farm 
12200 Piedmont Road 

Clark Cemetery 
E. of Kings Pond Park, 
off Clarksburg Road 

Clarksburg District 
Frederick Road 

13/10-1 Clarksburg School 
13530 Redgrave Place 

13/11 

13/12 

13/13 

13/14 

13/15 

13/16 

Ed Lewis House 
23730 Frederick Road 

Thomas Jefferson Thompson 
Q. Pickens) Farm 

23701 Shiloh Church Road 

William Thompson Farm 
23511 Shiloh Church Road 

Moneysworth Farm 
22900 Whelan Lane 

Elizabeth Powers House 
Boyds-Clarksburg Road 

Benjamin Reed House 
Slidell & Old Baltimore Roads 

Comments 

Important early rural town (platted 
1798) and early mill complex 

Vernacular farmhouse with several 
outbuildings 

Owned by M-NCPPC 
Vacant and deteriorated 

Owned by M-NCPPC 

HPC Plan 
Recommends Recommends 

Included on Master Plan 
for Historic Preservation 

Negative Negative 

Removed from Locational Atlas 

Included on Master Plan 
for Historic Preservation 

Removed from Locational Atlas 

Removed from Locational Atlas 

Removed from Locational Atlas 

Included on Master Plan 
for Historic Preservation 

Occupied vernacular farmhouse Negative Negative 
with outbuildings 

Cemetery in farmed field; headstones Negative 
(c. 1810) stored at Little Bennett 

Negative 

Park 

Residential and commerical buildings Included on Master Plan 
from early 19th to early 20th cent. for Historic Preservation 

Frame 2-room school house, built 1909 Included on Master Plan 
for Historic Preservation 

Log & Frame house with outbuildings Negative Negative 

Vernacular house & outbuildings Negative Negative 

Vernacular central entry house with Negative Negative 
slate roof 

Owned by Montgomery County, 
Managed by Facilities & Services; 
Vacant & deteriorated; 
On site of proposed jail 

Included on Master Plan 
for Historic Preservation 

Removed from Locational Atlas 

Removed from Locational Atlas 

Clarksburg Master Plan and Hyattstown Special Study Area 
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Resource# 

13/17 

13/18 

13/19 

13/20 

13/21 

13/22 

13/23 

13/24 

13/25 

13/26 

13/27 

13/28 

13/29 

13/30 

13/31 

13/32 

13/53 

14/25 

Resource 
Name/Address 

Charles Purdum House 
(Ruins) 22731 Newcut Road 

George W. Hilton Farm 
22222 Ridge Road. 

Howes (Elizabeth Waters) 
22010 Ridge Road 

Waters Log House 
Frederick Road 

William Shaw Farm 
13601 West Old 
Baltimore Road 

Shaw (Gue) Cemetery 
13601 West Old Baltimore Rd. 

Ed Waters Farm 
22625 Clarksburg Road 

Byrne/Warfield House 
22415 Clarksburg Road 

Cephas Summers House 
22300 Clarksburg Road 

Pyles Log House & Mill Site 
15000 W. Old Baltimore Road 

John Carlin House 
15801 W. Old Baltimore Road 

Slidell School 
Slidell & Old Baltimore Roads 

William Reid House 
20725 Clarksburg Road 

Highview/Burdette Hotel 
21010 Clarksburg Road 

William Burdette House 
20725 Clarksburg Road 

Ten Mile Creek Road 
Ten Mile Creek Road 

Dowden's Ordinary Sire 
and Marker 
23515 Frederick Road 

William H. Poole House 
24141 Kings Valley Road 

Comments 

Unusually ornate farmhouse; 
vacate & deteriorated 

Being renovated as a Country Inn 

Occupied house with outbuildings; 
horse stables 

HPC Plan 
Recommends Recommends 

Removed from Locational Atlas 

Negative Negative 

Positive Positive 

Removed from Locational Atlas 

Negative Negative 

Small family cemetery; stones beneath Positive Negative 
grove of trees 

Vernacular house and outbuildings; Negative Negative 
deteriorated condition 

Vernacular late Victorian house with Positive Positive 
patterned shingles in gable; 
outbuildings 

Negative Positive 

Vernacular frame mill building, circa Negative Negative 
1826; converted to dwelling in 1940s; 
altered 

Vernacular Gothic Revival farmhouse Positive Negative 
and outbuildings; deteriorated 
condition 

Removed from Locational Atlas 

Vernacular farmhouse, circa 1880s-90s Negative 
and outbuildings; deteriorated condition 

Negative 

Built as summer resort hotel, 1887; 
Second Empire design; slate roof 

DAR Marker, placed in 1915, to 
commemorate French and Indian 
War encampment and site of 
Dowden's Ordinary 

Vernacular house, circa 1870s - 80s; 
now stuccoed 

Included on Master Plan 
for Historic Preservation 

Removed from Locational Atlas 

Removed from Locational Atlas 

Add to Locational Atlas pending 
future evaluation 

Negative Negative 
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Resource 
Resource# Name/Address 

14/26 Salem Methodist Church 
23725 Ridge Road 

14/27 Cedar Grove District 
Ridge Road and Davis 
Mill Road 

Comments 

Vernacular Gothic Revival frame 
church, 1907; corner bell tower, 
lancet windows 

General Store; Upper Seneca Baptist 
Church, and four houses dating 
from circa 1870 - 1912 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 

HPC Plan 
Recommends Recommends 

Positive Positive 

Included on Master Plan 
for Historic Preservation 
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Overview 

To implement the recommendations of this Plan, many actions need to be 
taken by a variety of governmental bodies. This Plan gives direction to imple
mentation strategies relating to zoning, the provision of public sewer and 
water services, and the application of the County's Annual Growth Policy. 

This Plan also proposes guidelines for subdivision and site plan review 
and recommends changes to the County Road Code and Zoning Ordinance 
which would be supportive of this Plan's recommendations for Clarksburg. 

Recommended Zoning Actions 

This Plan recommends that a comprehensive rezoning action (a "Sectional 
Map Amendment" or SMA) immediately follow the adoption of this Plan. 

The comprehensive rezoning would affect three general categories of 
property: 

1. Properties where the current zoning would simply be confirmed. 

These properties would continue in their current zoning category. 
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tural recommendations of the Plan. 

For the most part, these properties are presently zoned R-200 (two 
dwelling units per acre) but the Zoning Plan recommends less dense zones 
(Rural Density Transfer and Rural Residential Zones). 

3. Properties which are being rezoned to higher density. 

These properties are quite extensive and include the Town Center 
District, a portion of the Transit Corridor District, the Cabin Branch 
Neighborhood, and the Newcut Road Neighborhood. Figure 39 shows 
the zoning pattern recommended to be implemented by the SMA. The 
map also identifies properties which will require separate action by 
County Council (approval of a "floating zone" application) before end
state development can be achieved. 

Staging Recommendations 

The Need for Staging 

The development of Clarksburg will make a significant contribution to the 
County's long term housing needs, especially in terms of single-family homes. 
This fact argues for the early development of Clarksburg. At the same time, a sig
nificant amount of infrastructure will be needed to implement this Plan, includ
ing a new interchange along I-270, new highways, schools, a library, and parks. 

A fiscal impact analysis by the Montgomery County Office of Planning 
Implementation (OPI) examined the capital costs and funding sources associat
ed with these facilities. The key question addressed by the Fiscal Impact 
Analysis Report was whether the County alone could afford to pay for the capi
tal improvements it would traditionally program using only the taxes from new 
development. 

The report concluded that County revenues would need to be supplement
ed by developer funding. Developers currently contribute to capital projects in 
the County in several ways. Some of these include land dedication, in-kind con
tributions, impact taxes, a systems development charge, and funding in the 
Capital Improvements Program. Additional funding sources that should be con
sidered include the Construction Excise Tax and development districts. 
Examples of types of other revenue sources that are not currently under consid
eration but could emerge over the long term implementation of the Plan 
include user fees, other property taxes, or gas taxes. Some or all of these rev
enue sources will be needed in Clarksburg. 

This Plan supports staging strategies that are responsive to fiscal concerns 
and recommends development that is keyed to revenue mechanisms being in 
place or imminent. This Plan also recognizes that the staging of development is 
critical if Clarksburg is to coordinate the timing of development with the provi-



sion of public facilities, develop a strong community identity, and protect envi
ronmentally fragile watersheds. 

Finally, it should be noted that the staging recommendations of this Plan are 
designed to affect the timing of private development and public facilities, not 
the total amount, type, or mix of development. These issues are dealt with in 
other sections of this Plan. 

Staging Principles 

This Plan presents seven guiding staging principles related to critical con
cerns and opportunities in Clarksburg. These staging principles, which are inte
gral components of this Master Plan, provide a general framework and guid
ance for the future staging or timing of private development and the provision 
of public facilities in Clarksburg: 

Principle #1: Wastewater Treatment and Conveyance Limitations 

Sewage treatment and conveyance capacity in the Seneca Creek basin is severe
ly constrained and will limit any new development in Clarksburg in the fore
seeable future. 

The sewerage system in the Seneca Creek drainage basins provides sewer 
service to areas such as Germantown and some portions of Gaithersburg, and 
will be extended in the future to provide sewer service to Clarksburg. The sew
erage system within the Seneca Creek basin consists of gravity sewers, pumping 
stations, and force mains. Ultimately, this system converges at the Seneca 
Wastewater Treatment Plant (WWTP) and the Wastewater Pumping Stations 
(WWPS) complex on Great Seneca Creek. 

The Seneca Creek sewerage system is experiencing capacity problems in two 
key areas: 

Wastewater Conveyance: There are currently several constraints in the 
sewerage system within the Seneca Creek basin that inhibit getting waste
water flows from their source to the Seneca WWTP/WWPS complex. 
Several projects to relieve these problems are currently under study or are 
adopted in the FY 94 Washington Suburban Sanitary Commission Capital 
Improvement Program (WSSC CIP) or proposed in the FY 95 WSSC CIP. 

Wastewater Treatment: The Seneca WWTP/WWPS complex is currently 
operating near its capacity. 

To meet the County's future wastewater needs in the Seneca Creek basin, 
additional major wastewater treatment projects are required. Currently, no 
specific solution to the Seneca Creek wastewater treatment problem has 
been adopted since it is the subject of the present Seneca/Potomac Study. 
The most optimistic outlook suggests that if a decision regarding a waste-
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jects could be programmed into the 1996 CIP. 

Any long term solution would have a design and construction period of at 
least five years, meaning that new capacity will not be available until 
sometime after the year 2000. 

Limited wastewater treatment and conveyance capacity is clearly a con
straint to further Clarksburg development until appropriate solutions are pro
grammed into the CIP and constructed. Due to the severe sewage conveyance 
and treatment constraints in the Seneca Creek basin, this Plan recommends that 
private development be staged so that no new development should proceed 
until necessary wastewater conveyance and treatment solutions are fully pro
grammed in the first four years of the CIP, except (1) those which have already 
received sewer permit authorizations (COMSAT, Gateway 270, and the 
Damascus Middle School), 2) the Pancar property, and (3) the Town Center 
area not in the Ten Mile Creek Watershed. 

Principle #2: Fiscal Concerns 

The timing and sequence of development in Clarksburg should be responsive to 
the likelihood that funding for the capital improvements required by new 
growth in the area will come from a variety of sources, including the County 
and private development. 

The County is expected to program the schools, local roads, and other com
munity facilities in the Master Plan using both public and private funding 
sources. An analysis by the Office of Planning Implementation concluded that if 
the County had to fund the master planned improvements using only a portion 
of the taxes from new development, a funding shortfall of $75 million to $100 
million could result over a 20-year period. In light of this finding, it is clear that 
staged development should be conditioned on the ability of private developers 
to fund a significant portion of the infrastructure improvements called for in 
the Plan or the availability of other new sources of revenues. 

Under current County fiscal policy, approximately 10 percent of the taxes 
generated by new development are available for capital projects. Other sources 
of public funds could include the State and additional contributions from the 
County. Private sources of funds could include land dedication, developer con
tributions (in-kind or in-cash), construction excise taxes, development district 
payments, or other development fees. 

This Plan recognizes, that while the specific details and implementation 
mechanisms related to alternative funding mechanisms are not well known at 
this time, in all likelihood, more than one source of private funds will be need
ed and used in the Clarksburg area. In particular, it is possible that more than 
one development district could be used. The County should carefully evaluate 
the use of all alternative financing mechanisms to ensure that they do indeed 
make significant contributions towards the facilities called for in the Plan. 



Principle #3: Coordination of Land Development and Public 
Infrastructure 

Land development should be coordinated with the provision of major capital 
improvements, such as the sewerage system and the transportation network. 

Staging policies should be developed to coordinate the timing of land devel
opment in Clarksburg with the provision of such public improvements as roads, 
sewerage facilities, schools, parks, libraries, and police and fire stations. Such 
capital facilities can best be financed without undue burden to the County and 
its taxpayers if the facilities are built in a logical, rational fashion, servicing only 
a few compact development areas at any one time, and proceeding in later 
stages to build out from already developed areas in a logical incremental 
sequence. By this means, the County can avoid the high tax burden of scattered, 
piecemeal development which forces wasteful public expenditures for expen
sive, but underutilized, public facilities. 

This coordination of land development with the provision of public infra
structure is particularly important, given the estimated $ 7 5 million revenue 
shortfall for Clarksburg. The economies of scale offered by geographic staging 
will enable the County to make the best possible use of the limited funding 
available for Clarksburg. 

' 
Principle #4: Development of a Strong Community Identity 

The timing and sequence of development should reinforce the Master Plan's 
community design and identity goals for Clarksburg. 

The timing and sequence of development is critical to helping Clarksburg 
achieve its vision as a transit- and pedestrian-oriented town surrounded by open 
space. To help promote a strong sense of community identity and design, staging 
of public facilities and private development should accomplish the following: 

• The Town Center: Encourage the early development of the Town Center 
to create a strong sense of community identity and to provide a model for 
later development in other areas. 

An early focus on the development of a vital, mixed use Town Center for 
Clarksburg can be achieved through the careful staging of both public 
facilities and private development. For example, this Plan favors initial 
development east of I-270 where great care has been taken to recommend 
a land use pattern that fosters a mix of housing, retail uses, employment, 
community facilities and transit usage. Similarly, this Plan allows the con
struction of a developer-funded pump station, which would pump over 
wastewater from the Town Center to an existing sewer trunkline. Such a 
temporary pump-over facility would allow the Town Center to proceed 
with early development rather than wait for the completion of a stream 
valley gravity line that will ultimately serve the area. Finally, this Master 
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strong Town Center identity early on. For instance, residential develop
ment in the Newcut Road Neighborhood should be phased to encourage 
development closest to the Town Center to proceed first. 

• The Transitway: Assure that areas planned for higher density develop
ment near transit are not preempted by less intensive uses. 

• School-Based Neighborhoods: Recognize that schools are an essential 
component of community life and an integral part of community design 
and development, and should form the basis for neighborhood units in 
Clarksburg. 

To promote school-based neighborhoods, each stage of development 
should strive to provide, in conjunction with existing development where 
possible, an adequate number of dwelling units to support at least one ele
mentary school. Montgomery County Public Schools currently estimates 
that between 1,800 and 2,200 housing units are needed to support an ele
mentary school. Similarly, the County should have opportunities to obtain 
school site dedication in each stage of development 

• Balanced Socio-Economic Mix: Provide a suitable mix of dwelling units 
to ensure a balanced socio-economic mix for schools in the areas. Ideally, 
each stage should strive to achieve a mix similar to the overall Master 
Plan mix of units. 

Such a variety of housing products in every stage promotes an active, 
healthy real estate market and provides consumers with a range of hous
ing choices, prices, and living styles. 

• Coordinated Residential and Commercial Development: Provide for suffi
cient residential units to support Town Center retail and commercial 
activities. 

This Plan recognizes that retail uses are critical to the vitality of a commu
nity and can play a significant role in reinforcing the Town Center as a 
central focus for the entire Clarksburg area. Once a sufficient critical 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 of approximately 90,000 square feet of 
retail uses in the Town Center. 



Principle #5: Market Responsiveness 

Staging should respond to near-term market demand for single-( amily housing 
and long-term demand for employment. 

Staging in Clarksburg should respond, as much as possible, to the growing pres
sures for more single-family housing in the County. Development should be staged so 
that a reasonable share of the County's future annual residential growth can be 
accommodated in Clarksburg over time. Staging should also respond to long-term 
employment demand that is expected along the 1-270 corridor. 

Principle #6: Water Quality Protection 

The timing and sequence of development in Clarksburg should respond to the 
unique environmental qualities of the area and help mitigate, in particular, 
development impacts to the environmentally sensitive stream valleys in the Ten 
Mile Creek watershed. 

Clarksburg offers a rich array of environmental resources, including Little 
Seneca Lake, streams with very high water quality, a large number of stream 
headwaters, extensive tree stands, and an impressive array of flora and fauna, 
particularly in stream valleys. Staging serves as an essential tool for assisting 
with the mitigation of development-related impacts in Clarksburg's environ
mentally fragile, high quality stream valleys. 

Significant changes in water quality regulation can be expected during the 
next few years. A new water quality zoning text amendment was approved by the 
Planning Board in the spring of 1994 for transmittal to the County Council. If 
this new water quality review process is approved, it will be highly desirable to 
limit early development in Clarksburg to one or two less environmentally sensi
tive sub-watersheds (such as those found on the east side of 1-270) so that 
Department of Environmental Protection (DEP) can conduct the necessary base
line stream monitoring for the proposed program and test the effectiveness of best 
management practices in protecting water quality. 

Such baseline monitoring and evaluation will better enable the County and Ten 
Mile Creek property owners to work together in developing effective best manage
ment practices for Clarksburg's most environmentally fragile watershed. 

Delaying development in the Ten Mile Creek watershed will provide these 
property owners with the opportunity to pursue voluntary measures to protect 
water quality in the environmentally fragile Ten-Mile Creek watershed. Such 
measures might include stream restoration, afforestation/reforestation, and 
modified agricultural practices. 

Principle #7: Responsiveness to the Site Location of FDA 

The Federal Food and Drug Administration (FDA) is currently reviewing a 
number of sites in Clarksburg and other Montgomery County communities that 
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industrial, laboratory, and related uses. 

This Plan recognizes the significant impacts that such a decision would have 
on Clarksburg and acknowledges that the selection of a Clarksburg site for FDA 
would require modifications to the recommended land use and to the staging 
elements contained in this chapter. 

The Geography of Staging 

The areas affected by this Plan's staging recommendations are shown in 
Figure 16, page 35. 

The following areas are not included in the staging plan: 

Hyattstown: This community has public health problems due to failing 
septic systems, which must be corrected immediately. Development in 
Hyattstown may proceed immediately, subject to the availability of ade
quate sewerage facilities. 

Rural Density Development: Rural density development, zoned for one 
unit per five-acre density or less, may proceed based on the availability of 
wells and septic facilities. 

Public Uses on Site 30: Public uses on Site 30, such as the planned deten
tion center site, are not included in this staging plan. 

Previously Approved Development in the Pipeline: Previously approved 
development will not be addressed by the staging plan. However, any 
requests for water and sewer plan changes in these areas will be subject to 
the availability of wastewater treatment and conveyance capacity in the 
Seneca Creek basin and consistency with the water and sewer service areas 
delineated in Figure 51, page 202. 

The Staging Sequence for Private Development 

To provide for the orderly and fiscally responsible development of public 
facilities, promote the development of a strong community identity, and allow 
for the implementation and evaluation of the County's water quality review 
process to examine whether best management practices can mitigate the impacts 
of development on the environmentally fragile Ten-Mile Creek watershed, this 
Plan recommends that four Master Plan stages guide the sequencing of public 
facilities and private development in Clarksburg. 

Each stage will be initiated or "triggered" once all of the triggers described 
in Tables 18 through 21 have been met for that stage. Thus, no stage is depen
dent on the complete buildout of prior stages. A number of stages do, however, 
share the same triggers. With the exception of stage 1, all stages require State 
and County enabling legislation for development districts or that alternative 



financing mechanisms are in place. Stages 2, 3, and 4 also require the adoption 
of new Executive water quality review regulations before development may 
proceed. Stages 3 and 4 are also predicated upon the resolution of wastewater 
treatment and conveyance problems in the Seneca Creek basin. 

After a stage has been triggered, individual developments within that stage 
can proceed once public agencies and the developer have complied with all of 
that stage's implementing mechanisms and the traditional regulatory require
ments of that property's zoning. Unlike some plans, where staging has been 
implemented primarily through incremental rezonings of major areas of a plan, 
this Plan relies on such mechanisms as the County's Comprehensive Water 
Supply and Sewerage Systems Plan, the Annual Growth Policy (AGP) and 
Adequate Public Facilities Ordinance (APFO), floating zone approvals, and the 
formation of development districts (or other financing mechanisms) to imple
ment the Plan's staging policies. These implementing mechanisms are described 
in greater detail in later portions of this Plan. 

The triggers and implementation mechanisms for Clarksburg's four stages 
of development are detailed in Tables 18 through 21. Briefly, they can be 
described as follows: 

Stage 1: 
This stage applies to those major developments in Clarksburg that have 

existing sewer authorizations. Specifically, it includes such private office devel
opment as COMSAT and Gateway 270, and the new Damascus Middle School. 
This stage also includes the Pancar property. The properties in this stage may 
proceed immediately with development subject to existing regulatory review 
procedures. 

Stage 2: 
This stage includes those portions of the Town Center District that do not 

drain into the Ten Mile Creek watershed and that could logically be served by 
an interim pump station. It includes approximately 1,650 residential units and 
300,000 square feet of retail uses. 

In addition to the triggers described above, it should be noted that this stage 
may not begin until WSSC and the County Executive indicate that sufficient 
wastewater treatment and conveyance system capacity exists to accommodate 
Town Center development and that providing sewer to the Clarksburg Town 
Center will not stop the Germantown Town Center from developing based on 
not having available sewer flow when it needs it. 

Stage 3: 
This stage applies to all portions of Clarksburg located east of I-2 70 (but 

not in the Ten Mile Creek watershed) and the Cabin Branch Neighborhood. It 
includes approximately 8,370 housing units and more than two million square 
feet of commercial, industrial, and office development. In addition to the condi
tions described above, this stage will not be allowed to proceed until waste-
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Stage 1 (Under way) Table 18 

Description 

Stage 1 includes those properties in Clarksburg that have existing sewer authorizations 
(COMSAT, Gateway 270, and the Damascus Middle School, and the Pancar property, a 
grandfathered property with a completed subdivision application prior to initiation of this 
Plan). 

Staging Triggers 

None. Can proceed with development once necessary building permits and sewer hook-ups 
have been granted. 

Implementing Mechanism 

Properties in this stage subject to existing regulatory review processes, including AGP and 
APFO approval. No additional Master Plan implementation actions needed. 
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Stage 2 Table 19 

Description 

Stage 2 includes those portions of the Town Center District that do not drain into the Ten 
Mile Creek watershed (see Figure 54, page 215). 

Staging Triggers 1 

1) Either (a) State and County enabling legislation for development districts, or (b) alternative 
infrastructure financing mechanisms are in place. 

2) County Council adopts a new Water Quality Review Process (WQRP) and DEP issues 
Executive Regulations related to this process. 

3) WSSC and the County Executive indicate that sufficient sewer treatment and conveyance 
capacity exists or is programmed to accommodate development in this stage and that sewer 
authorizations for the Germantown Town Center are not put at risk. 

Implementing Mechanisms2 

1) At the time of Sectional Map Amendment (SMA), the Stage 2 area in the Water and Sewer 
Plan is amended to S-4, W-4 by the County Council in accordance with the policy recom
mendations of this Master Plan. The Stage 2 area of the Water and Sewer Plan will auto
matically advance to S-3, W-3 upon Planning Board approval of a preliminary plan of sub
division for which WSSC and the County Executive indicate that Staging triggers 1, 2, and 
3 have been met. 

2) Properties in this stage are subject to AGP and APFO approval by the Planning Board. 

3) One or more development districts (or alternative financing mechanisms) that can provide 
public facilities in accordance with the APFO and additional local determinations by the 
County Council are implemented. 

1 All staging triggers must be met to initiate this stage of development. 

2 Individual developments within this stage can proceed once public agencies and the developer 
have complied with all of the implementing mechanisms. 
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Stage 3 Table 20 

Description 

Stage 3 includes all portions of Clarksburg that do not drain into the Ten Mile Creek 
watershed, i.e., most development east of 1-270 and the Cabin 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 established in Clarksburg's Town Center. 

Staging Triggers1 

1) Either (a) State and County enabling legislation for development districts, or (b) alternative 
infrastructure financing mechanisms are in place. 

2) County Council adopts a new Water Quality Review Process (WQRP) and DEP issues 
Executive Regulations related to this process. 

3) Wastewater treatment and conveyance facilities, sufficient to serve all approved develop
ment in Germantown and the Stage 3 area of Clarksburg, are 100 percent funded in the 
first four years of the CIP. 

Implementing Mechanisms2 

1) Once all three of the above conditions have been met, the Stage 3 area in the Water and 
Sewer Plan is amended to S-3, W-3 by the County Council in accordance with the policy 
recommendations of this Master Plan. 

2) Floating zone and project plan approvals are guided by Master Plan language that recom
mends that retail/commercial development in the Newcut Road and Cabin Branch 
Neighborhoods be deferred until 90,000 square feet of retail uses have been established in 
Clarksburg's Town Center. 

3) Floating zone approvals are guided by Master Plan language that encourages residential 
development patterns that best support a strong Town Center identity early in Stage 3. For 
example, residential development in the Newcut Road Neighborhood should be phased to 
encourage development closest to the Town Center to proceed first. 

4) Properties in this stage are subject to AGP and APFO approval by the Planning Board. 

5) One or more development districts (or alternative financing mechanisms) that can provide 
infrastructure facilities in accordance with the APFO and additional local determinations by 
the County Council are implemented. 

1 All staging triggers must be met to initiate this stage of development. 

2 Individual developments within this stage can proceed once public agencies and the developer 
have complied with all of the implementing mechanisms. 
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water conveyance and treatment problems in the Seneca Creek basin have been 
resolved and fully programmed into the first four years of the Capital 
Improvements Plan. In order to promote a strong community identity focused 
on the Clarksburg Town Center, floating zone approvals in this stage will also 
be guided by specific community building criteria related to the location of 
housing and timing of retail development (see Table 20, page 196 and the stag
ing policies above). 

Stage 4: 
This stage applies to development in the Ten Mile Creek watershed, which is 

primarily located to the west of 1-2 70 (the headwaters of this watershed are 
located in the western portion of the Town Center District). This stage includes 
approximately 1,700 dwelling units and 1,270,000 square feet of commercial, 
office, and industrial development. Due to the environmentally fragile nature of 
the streams in this area and the Plan's strong emphasis on community building, 
this stage contains the following additional triggers that must be met before 
development can proceed in this area. These triggers can be described as follows: 

Baseline Monitoring: Baseline biological assessment of the aquatic ecosys
tems of the Little Seneca Creek and Ten Mile Creek watersheds, scheduled 
to be initiated by the Department of Environmental Protection (DEP) in 
July of 1994, has taken place for a minimum of three years. This baseline 
biological assessment will be used to measure and report changes in the 
biological integrity of the two watersheds. 

Community Building: At least 2,000 building permits have been issued for 
housing units in the Newcut Road and Town Center sub-areas of 
Clarksburg. 

As noted in the staging principles, fostering a strong community identity 
in the early years of development in Clarksburg is extremely important. 
For this reason, the Plan favors initial development east of 1-2 70 where 
great care has been taken to recommend a land use pattern that fosters a 
mix of housing, retail uses, employment, community facilities and transit 
usage. To help assure that these concepts are initiated early and to help 
establish near term priorities for public infrastructure expenditures, this 
Plan recommends that Stage 4 begin only after development east of 1-270 
is under way. 

Allowing 2,000 units to get under way east of 1-270 reinforces 
Clarksburg's town concept by providing sufficient critical mass to support 
the many public and private facilities that contribute to a community's 
quality of life and identity. For example, Montgomery County Public 
Schools (MCPS) estimates that 1,800 to 2,200 housing units are needed to 
support an elementary school, which is not only one of the more costly 
public facilities needed, but also an essential component of community life 
and an integral part of community design and development. 
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Stage 4 Table 21 

(This stage's triggers and implementing mechanisms are described in detail in the Plan's text. This 
table summarizes these detailed recommendations.) 

Description 

This stage allows the remaining areas of Clarksburg (i.e., those properties that drain into 
the Ten Mile Creek watershed) to proceed with development. (See Figure 54.) 

Staging Triggers1 

1-2) Same triggers as for Stage 3. 

3) Wastewater treatment and conveyance facilities, sufficient to serve all approved develop
ment in Germantown and the Stage 4 area of Clarksburg, are 100 percent funded in the 
first four years of the CIP. 

4) Baseline Monitoring: Baseline biological assessment of the aquatic ecosystems of the Little 
Seneca Creek and Ten Mile Creek watersheds has taken place for a minimum of three 
years. 

5) Community Building: At least 2,000 building permits have been issued for housing units in 
the Newcut Road and Town Center sub-areas of Clarksburg. 

6) Eastside BMP's Monitored and Evaluated: The first Annual Report on the Water Quality 
Review Process following the release of 2,000 building permits in the Newcut Road and 
Town Center sub-areas is completed. This report will have evaluated the water quality best 
management practices (BMP's) and other mitigation techniques associated with Town 
Center/Newcut Road development and other similar developments in similar watersheds 
where BMP's have been monitored. 

Implementing Mechanisms2 

1) Once all of the above conditions have been met, the County Council will consider Water 
and Sewer Plan amendments that would permit the extension of public facilities to the Ten 
Mile Creek area. (See text for further discussion of these mechanisms.) 

2) Ongoing water quality and BMP monitoring by DEP in accordance with the WQRP. 

3) Properties in this stage are subject to AGP and APFO approval by the Planning Board. 

4) One or several development districts (or alternative financing mechanisms) that can pro
vide infrastructure facilities in accordance with the APFO and additional local determina
tions by the County Council are implemented. 

1 All staging triggers must be met to initiate this stage of development. 

2 Individual developments within this stage can proceed once public agencies and the developer 
have complied with all of the implementing mechanisms. 
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Eastside BMPs Monitored and Evaluated: The first Annual Report on the 
Water Quality Review Process (WQRP) following the release of 2,000 
building permits in the Newcut Road and Town Center sub-areas is com
pleted by the Department of Environmental Protection. This report will 
have evaluated the water quality best management practices (BMPs) and 
other mitigation techniques associated with the Town Center/Newcut Road 
development and other similar developments in substantially similar water
sheds where BMP's have been monitored. 

Once the above events occur, County Council will consider water and 
sewer category changes that would permit the extension of public facili
ties to the Ten Mile Creek area. As part of their deliberations, the Council 
will: 

• Review the demands on the Capital Improvements Program for neces-
sary infrastructure improvements. · 

• Evaluate the water quality results associated with Newcut Road and 
Town Center development and other similar developments in substan
tially similar watersheds where BMP's have been monitored and evalu
ated. In undertaking this evaluation, the Council shall draw upon the 
standards established by federal, state, and County laws and regulations 
and determine if the methods, facilities, and practices then being utilized 
by applicants as part of the water quality review process then in place 
are sufficient to protect Ten Mile Creek. 

• Assess voluntary measures taken by property owners in the Stage 4 area 
to protect water quality in the environmentally fragile Ten Mile Creek 
watershed. Such measures might include stream restoration, afforesta
tion/reforestation, and modified agricultural practices. 

After conducting these assessments, the County Council may: 

1. Grant water and sewer category changes, without placing limiting condi
tions upon property owners. 

2. Grant water and sewer category changes, subject to property owner com
mitments to take additional water quality measures, such as staging of 
development, to protect the environmentally fragile Ten Mile Creek 
watershed. 

3. Def er action on a Water and Sewer Plan category change, pending further 
study or consideration as deemed necessary and appropriate by the 
Council. 

4. Consider such other land use actions as are deemed necessary. 
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Staging Implementation Mechanisms 

Comprehensive Water Supply and Sewerage Systems Plan 

OVERVIEW 

The Montgomery County Comprehensive Water Supply and Sewerage 
Systems Plan (Ten-Year Plan) governs the extension of water and sewer service 
in the County. The overall goal of this plan is to ensure that the existing and 
future water supply and sewerage systems needs of the County are: 

• Consistent with master plans and the provision of other public services. 

• Satisfied in a cost effective manner. 

• Satisfied in a manner that protects or improves County water resources, 
from both public health and environmental standpoints. 

To provide for the orderly extension of water and sewerage service, State 
law and regulations have established six category designations for water and 
sewerage service areas. The formal mechanism for staging water and sewerage 
service consists of the application of the water and sewerage service categories 
to various areas of the County. The County Council has the authority to adopt 
and amend service area designations after consideration of the County 
Executive's recommendations, as well as comments by WSSC and M-NCPPC. 
Based on this action, service area maps and adopted resolutions are available for 
use by the general public. 

The policies that govern the provision of water and sewerage service under 
each category are enumerated in detail in the Ten~ear Plan. In addition to policies 
that are specific to each category, the extension of service must be consistent with 
the County's comprehensive planning policies. In other words, service should be 
extended systematically in concert with other public facilities as defined in the 
General Plan and adopted master or sector plans. 

Sewer construction can create both short- and long-term impacts to stream 
systems. Sewer alignments should be carefully selected and constructed to mini
mize disturbance and stream crossings and to avoid wetlands or other natural 
resources where possible. 

THE WATER AND SEWER PLAN'S ROLE AS A STAGING MECHANISM 

This Master Plan recommends that the Comprehensive Water Supply and 
Sewerage Systems Plan serve as one of the key implementing mechanisms for 
the staging of private development and the provision of public facilities in 
Clarksburg. Specifically, the Plan recommends that the following policies gov
ern the programming of water and sewer service in the Clarksburg area: 

1. DEP will initiate a comprehensive Water and Sewer Plan amendment that 
modifies Clarksburg's sewer and water categories in accordance with the 



recommendations of this Master Plan. It will be undertaken concurrently 
with the Sectional Map Amendment described above. Such a comprehen
sive amendment should modify the water and sewer categories for the 
Master Plan staging areas as follows: 

a. Properties in Stage 1 should be moved into categories S-1 and W-1. 

b. Properties in Stage 2 should be moved into categories S-4 and W-4. 

c. Properties in Stage 3 should be moved into categories S-5 and W-5. 

d. All other properties in the Planning area, including properties in Stage 
4, should be moved into categories S-6 and W-6. 

2. Subsequent Water and Sewer Plan amendments be of a comprehensive or 
area-wide nature only, and consistent with this Master Plan's staging princi
ples and recommendations. These subsequent Water and Sewer Plan amend
ments should not take place until all of the prerequisite triggers for each 
stage of development have been met (see Tables 18 through 21) and the 
County Council determines that the category changes are consistent with 
the policies of the Comprehensive Water Supply Sewerage Systems Plan. 

To implement the staging recommendations of this Plan, Figure 51, 
"Recommended Sewer and Water Staging for Clarksburg," should be used as guid
ance for future amendments to the existing Water and Sewer Plan. The water and 
sewer service sequencing outlined in Figure 51 can be described as follows: 

Areas Not Planned for Service 

Those areas that will not be served include areas recommended for RDT 
and Rural zoning. In the transition areas near Ten Mile Creek, the sewer 
service line will be coterminous with the TDR zoning line. These areas 
will be put in categories W-6 and S-6, with a note that community service 
is not anticipated. 

The Existing and Programmed Service Area 

This group includes those areas that can be served now with existing lines 
plus areas that will be served in the near term when currently pro
grammed projects are completed. This area includes Comsat, Gateway 
270, the Damascus Middle School, Hyattstown, and the Pancar property. 
This area is generally consistent with areas given priority for development 
in Stage 1 of the Staging Plan. 

The inclusion of Hyattstown in this category assumes that the Council 
will program a project for Hyattstown in the FY 95 Capital Improvements 
Program. 
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Future Service Area A and A-1 

These areas generally include properties on the east side of I-270 in the 
Little Seneca Creek watershed and a portion of Site 30. These areas match 
the areas identified in Stages 2 and 3 of the Staging Plan. 

From a facility planning perspective and from a funding point of view, the 
Little Seneca Trunk sewer is the preferred option for serving both the 
Town Center (Area Al) and the Newcut Road Neighborhood (Area A). 
The County should make every attempt to program such a gravity line in 
the FY 96 Capital Improvements Program. 

There is a concern, however, that a gravity sewer may not be in place by 
the time the other Stage 2 triggers for the Town Center are met. To 
encourage the establishment of Town Center at the earliest feasible date, 
this Master Plan allows for the construction of a temporary pump station 
and force main to serve the A-1 area. The service area should be limited 
to those properties that can logically be sewered by a pump station that 
would tie into the existing sewer line. 

Future Service Area B 

This area includes properties in the Cabin Branch watershed. It is compa
rable to the portion of Stage 3 in the Staging Plan located west of I-270. 
The major developable properties are the Clarksburg Triangle and the 
Reid Farm. The employment area along 1-270 could be served separately 
by a gravity sewer line. 

Future Service Area C 

This area includes those properties in the Ten Mile Creek watershed, 
including properties on the east side of I-270 on the western edge of the 
Town Center and the eastern portion of Site 30. This service area is gener
ally consistent with the Stage 4 boundaries shown in the Staging Plan. 

Floating Zone Approvals 

Floating zone designations are recommended by this Master Plan for a num
ber of parcels in the Clarksburg area. In order for such rezoning to take place, 
the County Council must find that the proposed rezoning for these parcels be 
compatible with surrounding uses and in accord with the expressed purposes 
and requirements of the zone. In addition to these traditional requirements, this 
Master Plan recommends that: 

1. Floating zone designations for properties in Stages 2, 3, and 4 not be 
included as part of the initial, comprehensive rezoning (SMA) described 
earlier in this chapter. Floating zones should not be approved for these 
stages until all of the triggers for the stage within which the floating zone 
is located have been met. 
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mends that retail/commercial development in the Newcut Road and Cabin 
Branch Neighborhoods be deferred until a portion of the retail in 
Clarksburg's Town Center has been developed. 

3. Floating zone approvals are guided by Master Plan language that encour
ages residential development patterns that best support a strong Town 
Center identity early in Stage 2. For example, residential development in 
the Newcut Road Neighborhood should be phased to encourage develop
ment closest to the Town Center to proceed first. 

The Adequate Public Facilities Ordinance (APFO) and the Annual Growth 
Policy (AGP) 

The Adequate Public Facilities Ordinance (APFO) promotes orderly growth 
by synchronizing development with the availability of public facilities needed to 
support that development. The Montgomery County Planning Board adminis
ters the APFO at the time of subdivision review. 

In April of 1986, the County Council enacted legislation which established 
an Annual Growth Policy (AGP) for the County. Since that time, the Council 
has used the AGP to match the timing of private development with the avail
ability of public facilities by setting staging ceilings for individual policy areas. 
The timing aspect of the AGP cannot be over-emphasized. The AGP is designed 
to affect the staging of development, not the location, total amount, type, or 
mix of development. Currently, the Clarksburg study area is not covered by 
AGP staging ceilings because it is not part of a separate policy area. 

Development Districts or Similar Alternative Financing Mechanisms 
Development District enabling legislation was passed by the State legislature 

in 1994. Separate enabling legislation at the local level is currently under review 
by the County Council. 

A development district can briefly be described as a special taxing district 
that has the authority to finance public infrastructure improvements needed to 
support land development by issuing tax-exempt bonds and/or collecting special 
assessment, special taxes, or tax increments within the district. Property owners 
would initiate development district formation and make a commitment to 
finance costs in excess of County expenditures for the infrastructure needed to 
meet all adequate public facility requirements in the proposed district. The 
determination of adequate facilities for a development district would be made 
by the Planning Board and County Council 

According to the enabling legislation currently under review by the County 
Council, development districts would largely consist of undeveloped or under
developed land. Development districts could potentially fund such infrastruc
ture improvements as schools, police and fire stations, sewer and water systems, 
roads, transit facilities, parks, and recreation facilities. They are not intended, 
however, as a financing mechanism for infrastructure improvements that are 
considered the responsibility of a single developer under the Planning Board's 
site plan and adequate facilities requirements. 



Development districts are viewed as a valuable tool for providing joint pub
lic/private financing of public infrastructure required by new development in 
largely undeveloped areas. 

Water Quality Review Process 
A new Water Quality Review Process (WQRP) zoning text amendment was 

approved by the Planning Board in the spring of 1994 and forwarded to the 
County Council for adoption. The text amendment relies initially on the use of 
interim water quality goals, accompanied by a program of iterative and progres
sive upgrading of design standards for mitigation measures and enhanced provi
sions for maintenance. It is anticipated that eventually this process will lead to 
the development of enforceable performance criteria. 

To accomplish these goals, the new water quality review process calls for: 

• Baseline Monitoring: The Department of Environmental Protection will 
conduct baseline monitoring of specified high quality watersheds. This 
monitoring would consist of a biological assessment of the basin's aquatic 
ecosystems and would allow for the comparison of water quality condi
tions before and after development. 

• Goal Setting: The Department of Environmental Protection will develop 
interim design goals related to best management practice (BMP) perfor
mance and water quality protection, leading ultimately to enforceable per
formance criteria. 

• Ongoing Monitoring: The Department of Environmental Protection will 
oversee developer-funded monitoring of stormwater management facili
ties and other BMP's and monitor in-stream water quality associated with 
development projects. 

• Performance Evaluation: County agencies will provide an ongoing assess
ment of the ability of different BMP's to protect water quality. These find
ings will be included in an Annual Report on the Water Quality Review 
Process to be submitted to the County Council. 

• Improved Design Standards: The Department of Environmental 
Protection will modify BMP design criteria based on non-achievement of 
interim goals as verified through BMP and in-stream monitoring. 

Based on the results of required monitoring, both the overall and the limits 
of mitigation in protecting water quality will be clearly defined over time. 
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Recommended Guidelines for the Review of 
Subdivisions and Site Plans in Clarksburg 

Environmental Guidelines for Regulatory Review 

Water Quality Protection 
The Master Plan recommendations attempt to balance the need for 

Clarksburg's growth against the negative development effects on the natural 
environment. As stated in the Environmental Plan chapter, M-NCPPC's January 
1993 Environmental Guidelines: Guidelines for Environmental Management of 
Development in Montgomery County already provides guidance on protection 
of environmentally sensitive areas such as stream valleys, wetlands, floodplains, 
endangered species' habitats, and steep slopes. In Clarksburg, stream buffers a 
minimum of 125 feet on each side of the stream will be required throughout 
the Study Area to protect the physical features in and around perennial and 
intermittent streams. There are County regulations prohibiting development in 
100-year floodplains and requiring stormwater management to be addressed. 

This Plan recommends the Environmental Guidelines be amended to afford 
environmentally sensitive areas like Clarksburg more protection during the 
development process. The areas shown in Figure 52 as "Special Protection 
Areas" (SPA) are based on the environmental analysis done for the Master Plan 
and guidance from Maryland Department of the Environment and Maryland 
Department of Natural Resources. 

"Special Protection Areas" are geographic areas where identified sensitive 
environmental resources require measures beyond current standards to assure 
those resources are protected to the greatest extent possible from development 
activities. The Greenhorne & O'Mara report, Clarksburg Environmental and 
Water Resources Study, June 30, 1992, identified stream segments where heat
ed runoff from intensive development was predicted to cause moderate to 
severe thermal impacts to the receiving streams. This study also identified iso
lated areas outside the stream buffers that have the highest risk of groundwater 
contamination; those areas occur in the Cabin Branch and Little Seneca Creek 
watersheds. The intensive developments proposed for the portions of Ten Mile 
Creek and M-83 in Wildcat Branch in the Great Seneca Creek watershed are 
appropriate for use of the SPA development guidelines because of their location 
in fragile stream systems. As shown in Figure 46, this covers the following sub
watersheds: 

Little Seneca Creek - From Skylark Road downstream to Study Area 
boundary. All tributaries draining to Little Seneca Creek are included in this. 

Ten Mile Creek - Land draining to any tributary or the mainstream east 
of Ten Mile Creek and north of West Old Baltimore Road. This includes 
all tributaries of Ten Mile Creek that drain the Town Center. 

Wildcat Branch (Great Seneca Creek Watershed) - Tributaries within the 
Study Area that receive runoff from the Brink Road Transition Area and 
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cent to Midcounty Highway that are outside the study area boundary, 
since they will be directly affected by what occurs in the Clarksburg 
Master Plan Study Area. 

Cabin Branch - Two isolated areas outside the stream buffer where 
groundwater contamination is a possibility. 

Development proposals in these areas should address specific objectives 
designed to counter development effects and meet SPA goals in these sensitive 
watersheds. The Master Plan recommends that the Environmental Guidelines 
be revised to incorporate these objectives that can be applied throughout the 
County to development in Special Protection Areas. There may also be addi
tional County and state regulations that should be reviewed and amended as 
needed to facilitate implementation of the SPA objectives. 

The Guidelines for Environmental Management should be amended to include 
these development objectives for the Clarksburg Special Protection Area: 

• Use performance monitoring to examine development effects on stream 
quality and to evaluate effectiveness of BMP's and stormwater manage
ment techniques. 

• Provide opportunities to maintain baseflow in streams and wetlands 
through site design or structural methods. 

• Provide opportunities for groundwater and wetlands recharge. 

• Minimize potential for groundwater contamination. 

• Use a series of water quality BMP's for maximum pollutant removal effi
ciency. 

• Reduce high runoff temperatures from impervious surfaces and mitigate 
thermal effects from Stormwater Management (SWM) treatment. 

All environmental guidelines should be applied equally to both private 
development and to public sector development, such as Site 30, school sites and 
other institutional uses. County facilities and facilities to be built for private use 
on public land must pass the same level of scrutiny even though they can pro
ceed through the mandatory referral process that only solicits recommendations 
from the Planning Board. These facilities should expect to include on-site 
stormwater management, stream buffers, and forestation areas as County or M
NCPPC requirements call for them 

Stormwater Management 
This Plan strongly encourages the use of on-site SWM facilities, with proper 

maintenance, but allows for flexibility in site-by-site review. 

Part of the consultant's Water Resources Study dealt with identifying possi
ble locations for regional stormwater management facilities. Although this 
method is not as desirable as on-site SWM due to the stream degradation from 
erosion and pollutants that occur between the runoff source and the pond, it 



might be considered where land is divided into many smaller parcels that indi
vidually would be likely candidates for SWM waivers, especially in terms of 
water quantity control. Pretreatment for water quality control should be pro
vided on site, if regional SWM facilities are employed. Although further study is 
needed on a case-by-case basis for determining when and where to use a region
al facility, the Plan recognizes that this preliminary siting work may be useful to 
developers and County regulatory agencies in the future. 

Noise 
• Construct aesthetic landscaped berms to reduce noise to acceptable levels 

in the noise compatibility buffer areas recommended above. In the extra
ordinary circumstances where berms are not feasible, man-made barriers 
such as walls or acoustical fencing may be considered. 

• Due to the high noise levels and the potential for significant aesthetic 
impacts from noise attenuation measures needed to meet the 60 dBA stan
dard along 1-270, the standard for exterior noise levels may increase to a 
maximum acceptable level of 65 dBA Ldn for noise sensitive uses affected 
by I-270 noise. 

Transportation-Related Guidelines for Regulatory Review 
A key Plan objective for implementing the neighborhood concept and tran

sit-serviceable site design is providing continuous, interconnected local streets 
that form the major organizing element. Local streets are important for traffic 
capacity and circulation, but the total right-of-way is used for purposes in addi
tion to the movement of vehicles. In this respect, local streets are equally 
important in terms of pedestrian activity and building orientation. 

This Plan proposes the following guidelines be applied at time of subdivi
sion and site plan to help assure the road network develops in accord with Plan 
recommendations. 

• Variable Right-of-Way: The right-of-way shown in the Design Standards 
for Montgomery County is the minimum required. Additional right-of
way to provide adequate sidewalk space or create a unique character of 
streetscape is encouraged. This includes additional right-of-way for trails, 
bikeways, and parking as well as medians and linear parks. A variable 
right-of-way for Midcounty Highway adjacent to environmentally sensi
tive areas should be considered. 

• On-Street Parking: Parallel, on-street parking will be encouraged along 
neighborhood streets to reduce the size of off-street parking facilities. 

• Reduce the Use of Culs-de-Sac: One design objective is to create a system 
of interconnected streets; the use of culs-de-sac and other dead-end streets 
should be discouraged except in areas where severe environmental con
straints limit the feasibility for interconnection. 

• Closed Section: Neighborhood streets should have a closed section with 
curbs, gutters, and enclosed storm drainage systems to allow for sidewalks 
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streets with sidewalks and landscaping should be considered in low densi
ty areas. 

• Sidewalks: Sidewalks within the public right-of-way along both sides of 
neighborhood streets will be provided when necessary to accommodate 
pedestrians. The use of internal pedestrian pathways does not substitute 
for sidewalks along each street. 

• Streetscape: A streetscape plan for all neighborhoods that emphasizes and 
delineates street lighting, trees, sidewalk paving, and sign locations will be 
required during the review of development plans and site plans. 

A hierarchy of residential streets exists in the County Road Code. This Plan 
applies that hierarchy in the following manner to: 

• Primary and Secondary Divided Residential Streets - The use of primary 
and secondary divided residential streets, which include wide medians, 
will be encouraged to create variety and establish neighborhood scale. 

• Primary Residential Streets - The primary street should be used in areas 
with over 200 dwelling units on one street. Frontage of houses and busi
nesses onto the street is preferred. Along streets that may experience 
heavy traffic volumes, buildings still should front the street while vehicu
lar access may be achieved from the side or rear of the lot. 

• Secondary Residential Streets - The secondary residential street is the pre
ferred street within residential neighborhoods. This street provides ade
quate space for public sidewalks and street trees along both sides of the 
street without conflicts with the storm drainage system. 

• Tertiary Residential Streets - The use of tertiary streets with a right-of-way 
of 50 feet should be limited to minor streets with sidewalks and street 
trees on both sides. Tertiary streets with a right-of-way of less than 50 feet 
are discouraged because of the lack of space within the public right-of
way for sidewalks except on low volume streets such as short culs-de-sac 
and environmentally sensitive areas. 

• Alley - The use of alleys will be encouraged in residential neighborhoods 
to allow buildings to front on the streets. 

Greenway Road Concept 
One method to enhance the "greenway concept" proposed in this Plan is to 

locate roads adjacent to stream valley buffer areas to maximize public access to 
the greenway and to maintain scenic views. This Plan locates portions of 
Newcut Road and the Midcounty Highway adjacent to stream valley buffers. In 
addition, portions of Frederick Road, Skylark Road, and MD 121 are located 
adjacent to the boundaries of large public parks, including Little Bennett 
Regional Park, Ovid Hazen Wells Park, and Kings Pond Park. All of these desig
nated roads provide necessary public access to adjacent parks and green spaces 
which represent key public resources for both Clarksburg and Montgomery 
County. 



Future developments should consider locating some local streets adjacent to 
stream valley buffer areas to provide necessary public access and maintain 
scenic views to the designated greenway and open space system. The Plan rec
ognizes that this concept will need to be balanced with environmental concerns 
relating to roads in proximity to stream valleys as part of the regulatory review 
process. As stated earlier, grading limits for roads and associated facilities 
should lie outside stream and wetland buffers. 

Recommended Policies Needing Additional Legislative 
Action 

Recommended Amendments to the Montgomery County Road 
Code 

This Plan recommends road and street designs that are not currently in the 
Road Code or the County Design Standards. Modification to the Road Code to 
include these new sections should be developed and adopted. Proposed road 
sections are shown in Figure 53. 

1. This Plan proposes a new arterial road with a transit facility and Class I 
Bikeways in a landscaped median. The road would consist of two travel 
lanes and a parking lane on each side. Frequent intersection spacing is rec
ommended; this recommendation is not consistent with current standards 
for an arterial road. The road design is intended to accommodate vehicles 
traveling at low speeds. Pedestrian crossings will be frequent. 

2. This Plan proposes that the divided arterial which usually has required 
100-foot right-of-way be expanded to 100- to 120-foot right-of-way in 
order to accommodate a Class I Bikeway on one or both sides of the road
way (Stringtown Road, A-301, is one example of this road). In addition, 
this Plan proposes the Midcounty Highway have a variable median to fit 
topography of the land. 

3. The Plan proposes that the sections of existing Frederick Road (MD 355) 
within the Clarksburg and Hyattstown Historic Districts remain in their 
current configuration except that trees and sidevvalks, where not currently 
in place, may be added to augment those already existing. (These sections 
are identified as B-1 in the Plan.) 

4. A new business street for the Clarksburg Town Center that would have 36 
feet of paving with two travel lanes and two parking lanes within a 70-
foot right-of-way is proposed. This street would carry a low volume of 
traffic at low speeds. This type of street would have a high level of pedes
trian movement. Street trees are important. (Redgrave Place, B-2, is rec
ommended as this type of street.) Parking might be eliminated within the 
historic district to minimize paving. 
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Zoning Ordinance Amendments 

Changes to RMX Zones 

The RMX-2 Zone provides for a mix of uses in accord with the Master Plan 
recommendations. The zone requires amenities and public facilities. The 
Planning Board will review a project plan for conformance with Master Plan 
guidelines. To help assure the Plan objectives for the Town Center can be 
achieved, this Plan recommends that the zone be modified as follows: 

• Eliminate building setback of 25 feet for commercial buildings and 30 feet 
for residential buildings from public streets to allow buildings to be ori
ented to streets and to reduce the walking distance to transit in accor
dance with the guidelines in the Master Plan. 

• Increase the total gross floor area of professional and business office space 
to a maximum of 100,000 square feet, where recommended by the 
Master Plan. This increase matches the guidelines for mixed-use develop
ment in the Master Plan. Presently, the RMX-2 Zone permits a maximum 
of 600,000 square feet of retail floor area, but limits professional and 
business office space to a fraction of total floor area. 

This Plan recommends all the above changes include the phrase "if in 
accord with the subject Master Plan." 

• Amend the RMX Zones to define and allow carriage houses as an accesso
ry to a dwelling unit on a lot. The text amendment should consider a 
square-foot limit for the size of the carriage house and a percentage limit 
for the total number of carriage houses as accessory units compared to the 
total number of dwelling units shown on a project plan. 

• Amend the RMX Zones to allow civic uses and related parking. 

Changes to the Agricultural Zones (Rural, Rural Cluster, and Rural Density 
Tran sf er Zones) 

• Amend the Rural Density Transfer Zone to grandfather the recorded lots 
and parcels that will be downzoned to the RDT Zone as a result of the 
SMA. 

• Create a new "Rural Service Zone" to allow service oriented uses as per
mitted use rather than as special exceptions. The zone would be a floating 
zone containing a purpose clause requiring conformance with the master 
plan and retention of rural character. The development standards would 
allow limited building coverage and impervious areas. Site Plan review 
would be required by the Planning Board. 

Change to the I-3 Zone 

• Amend the I-3 (Industrial Park) Zone to provide a grandfather clause 
related to setbacks for an approved preliminary subdivision plan based 
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planned industrial zone land that will be changed to a residential recom
mendation per this Master Plan and where additional road right-of-way is 
required for Interstate 270. 

Changes Needed to Implement Plan Recommendations for the Historic 
Districts 

This Plan recognizes the need to provide incentives that will encourage the 
preservation and enhancement of structures within designated historic districts. 
One incentive that this Plan endorses is providing a mix of uses in the historic 
districts. The purpose of this mix of uses would be to encourage the appropri
ate adaptive reuse of existing historic buildings within the designated districts. 

The zoning recommendations for the historic districts in the Clarksburg 
Study Area are based on the current Zoning Ordinance, which does not include 
zoning strategies which allow a mix of uses in historic districts. There may be a 
number of ways to address this issue. This Plan endorses studying a variety of 
implementation strategies which could make it possible to create of mix of uses 
in historic districts. Strategies that may be studied include, but are not limited to: 

• Amendment of Section 59-A-6.2 of the Zoning Ordinance to allow com
mercial and service uses in existing historic resources when the property is 
designated as part of a historic district on the Master Plan for Historic 
Preservation, recommended in the applicable area master plan, reviewed 
by the Historic Preservation Commission, and approved on a site plan by 
the Montgomery County Planning Board. 

• Creation of an overlay zone for historic districts which would address the 
need for a mix of uses, as well as physical design issues such as lot cover
age, setbacks, etc. 
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The Maryland-National Capital Park & Planning 
Commission 

The Maryland-National Capital Park and Planning Commission is a bi-county 
agency created by the General Assembly of Maryland in 1927. The 
Commission's geographic authority extends to the great majority of 
Montgomery and Prince George's Counties; the Maryland-Washington Regional 
District (M-NCPPC planning jurisdiction) comprises 1,001 square miles, while 
the Metropolitan District (parks) comprises 919 square miles, in the two 
Counties. 

The Commission has three major functions: 

( 1) The preparation, adoption, and, from time to time, amendment or exten
sion of the General Plan for the physical development of the Maryland
Washington Regional District; 

(2) The acquisition, development, operation, and maintenance of a public 
park system; and 

(3) In Prince George's County only, the operation of the entire County pub-
lic recreation program. · 

The Commission operates in each county through a Planning Board appointed 
by and responsible to the county government. All local plans, recommendations 
on zoning amendments, administration of subdivision regulations, and general 
administration of parks are responsibilities of the Planning Boards. 

The Maryland-National Capital Park and Planning Commission encourages 
the involvement and participation of individuals with disabilities, and its facil
ities are accessible. For assistance with special needs (i.e., large print materi
als, listening devices, sign language interpretation, etc.), please contact the 
Community Relations Office, 301-495-4600 or TDD 301-495-1331. 
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Clarksburg Master Plan Process 

The public participation elements that have been part of this process are 
worth noting. The Planning Board has received valuable input as a result of the 
numerous meetings and workshops. 

Focus Groups 

The preparation of this Plan began in March 1988 with the Clarksburg 
Focus Groups and Town Meetings. These meetings brought together local resi
dents and development interests to discuss their concerns and aspirations for 
the Study Area's future. The widely varying views on jobs, housing, and environ
mental protection are outlined in Outputs from the Clarksburg Focus Groups. 

Issues Report 

The Issues Report, published in August 1989, identified the scope of the 
issues that would need to be addressed during preparation of the Plan. The nine 
general categories identified were: 

1. Community Character. 

2. Mix and Type of Employment Uses. 

3. Retail Services. 

4. Balance of Housing and Employment. 

5. Mix of Housing Types. 

6. Transportation and Transit Serviceability. 
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7. Environmental Opportunities and Limitations. 

8. Historic Preservation. 

9. Specific Site Opportunities. 

The Clarksburg Master Plan focuses on these issues and others that became 
apparent through greater analysis, and recommends strategies for achieving the 
relevant goals and objectives. 

Clarksburg Master Plan Citizens Advisory Committee 

The Clarksburg Master Plan Citizens Advisory Committee ( CAC) was select
ed by the Planning Board and began meeting in November 1989 to advise the 
staff during the preparation of this Plan. This advice took many forms. Overall, 
the CAC and staff met over 35 times in public meetings. The CAC members are 
listed in the beginning of the Plan. 

Clarksburg Tomorrow Symposium 

As part of the effort to improve public participation and understanding of 
the challenges faced in creating a new town, a number of community workshops 
were held in addition to the numerous CAC meetings. The Clarksburg 
Tomorrow Symposium was held inJanuary 1990 to: 

Enable a panel of experts to address critical issues relevant to Clarksburg's 
development. 

Foster interaction on these issues between the panelists and those in the 
public and private sector who will be involved in the Clarksburg Master Plan. 

Inform participants in the Symposium about emerging concepts from 
other areas in the U.S. and abroad. 

Approximately 125 people attended the Symposium, including representa
tives of the CAC, the Clarksburg Civic Association, area residents, developers, 
land use lawyers, staff members of the Montgomery County Planning 
Department and County Executive. Montgomery County Council and Planning 
Board members were also in attendance. 

The Symposium concluded that the challenge for all concerned with 
Clarksburg's development is to produce a plan that: 

Concentrates development in rural and urban centers. 

Manages the land use pattern in a way that protects the natural environment. 

Provides a transit network with a transit serviceable land use pattern. 

Recommends mechanisms for the funding of needed infrastructure. 

The Plan's recommendations follow the guidance stated above and go 
beyond these to achieve an appropriate balance between a host of competing 
objectives. 



P:rope:rty Owner Workshops 

The staff and CAC invited the owners of large tracts of property in the Study 
Area to present their goals for the development of their properties at two 
Property Owners Workshops. The CAC, staff, and general pub he received infor
mation from property owners who control approximately 6,500 acres (65 per
cent) in the Study Area. This percentage rises to 74 percent parklands are 
excluded from the total acreage. 

A key goal of the workshops was to have the people who know the most 
about a particular piece land (the owners) share their knowledge, hopes, and 
concerns with those who wor 1d be involved in recommending changes to their 
land (CAC and staff). 

Alternatives Workshop 

In May of 1990, the staff presented three possible land use scenarios at a 
public Alternatives Workshop. This Workshop, and the CAC meetings which fol
lowed it, provided opportunities to discuss the merits and shortcomings of each 
of the scenarios. 

Options Workshop 

Staff held a public Options Workshop in February 1991 to present three 
land use options for the Study Area. This workshop was to receive public input 
to guide the subsequent revisions that would take place in the preparation of 
this Plan. Approximately 100 people attended and a wide range of opinions were 
expressed, both in favor and against the options. 

Staff Draft Plan 

The Staff Draft Plan was published in October 1991. It contained the recom
mended land use scenarios for the Clarksburg Study Area. 

Preliminary Draft Plan 

The Preliminary Draft Plan was published in February 1992. It was the same 
document as the Staff Draft Plan with selected clarifications to the text. It was 
the subject of public hearings on March 23 and April 2, 1992, and 15 Planning 
Board worksessions. 

Planning Board (Final) Draft Plan 

The Planning Board (Final) Draft Plan was published in June 1993. Public 
hearings were held by the County Council in September 1993 to solicit com
ments on the Plan. The County Council then conducted public worksessions 
with the Planning Board and staff on the Plan. The worksession topics and dates 
are shown in Table 1. 
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Planning Board (Final) Draft Clarksburg Master Plan and 
Hyattstown Special Study Area Worksession Table 1 

Work
session 

Date 

PHED Committee 

1 October 4, 1993 

2 October 18, 1993 

3 November 8, 1993 

4 November 29, 1993 

5 December 6, 1993 

6 December 13, 1993 

7 January 31, 1994 

8 February 1, 1994 

9 February 7, 1994 

10 February 14, 1994 

11 February 22, 1994 

12 February 28, 1994 

Topic 

General Discussion 
Existing Structure and Infrastructure 
Environmental Issues 
Fiscal Impact Analysis 
Staging 

Background on Transit 
Development along the 1-270 Corridor 
Historic Preservation 

Signature Sites along 1-270 
Town Center District 

Town Center District 
Transit Corridor District 
Brink Road Transition Area 
Ridge Road Transition Area 
Newcut Road Neighborhood 

Ten Mile Creek Area 
Cabin Branch Neighborhood 

Tregoning-Piedmont Property (Ridge Road Transition Area) 
Hyattstown Special Study Area 

Transportation Issues 

Signature Sites in Town Center 
Ten Mile Creek Area 

Ten Mile Creek Area 
Cabin Branch Neighborhood 

Transportation Issues 

Tregoning-Piedmont Property (Ridge Road Transition Area) 
General Environmental Issues 
Cabin Branch Neighborhood 
Site 30 (Ten Mile Creek Area) 

Hyattstown Special Study Area 

Table 1 (Cont'd.) 

Clarksburg Master Plan and Hyattstown Special Study Area 
--

MARYL.\.,D-NATIO's.-\l CAPIT,-\l 
,.... P . .\RK & PL..\.,'sl'sG 
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Planning Board (Final) Draft Wo:rksession (cont.) Table 1 

Work- Date 
session 

13 March 11, 1994 

14 March 14, 1994 

15 March 25, 199"-r 

16 April 21, 1994 

17 April 22, 1994 

County Council 

1 

2 

3 

4 

5 

6 

7 

April 5, 1994 

April 11, 1994 

April 12, 1994 

April 14, 1994 

April 15, 1994 

April 19, 1994 

April 26, 1994 

M,RYLA'.':D-NATIO\AL CAPITAL 

PARK & Pu,_,,J\G 

C0\1\1\SSID\ 

Topic 

Hyattstown Special Study Area 
Signature Site Analysis 

Signature Site Analysis 
Residential Portions of Ten Mile Creek West of 1-270 

Biological Criteria 
Impervious Surface Caps 
Tregoning-Piedmont Property (Ridge Road Transition Area) 
Reid Farm (Cabin Branch Neighborhood) 
Residential Portion of Ten Mile Creek West of 1-270 
Zoning 
Transferable Development Rights 
Alignment of M-83 
Cumulative Results of PHED Committee Recommendations 

Staging 

Staging 

Overview of PHED changes 
Transportation 

Land Use 

Land Use 

Land Use 
Historic Preservation 

Signature Site in Town Center 
MPDUs 
Environmental Issues 
Zoning and Text Amendments 
TDRs 
Transportation 

Transportation 

Public Facilities 
Staging 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 
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Development Profile 

The Study Area includes approximately 10,000 acres located 20 miles north
west of Washington, D.C. and 15 miles southeast of the City of Frederick. The 
area is largely undeveloped and contains about 750 homes and 775,000 square 
feet of non-residential development. An additional 65 homes and 1,010,000 
square feet of non-residential development have been approved and are in vary
ing stages of construction. Much of the undeveloped land is farmed or vacant 
and being held for long-term development potential. 

The existing and committed land use pattern is shown in Figure 1. 

Table 2 summarizes the data collected in 1987 for the Clarksburg Study 
Area. While the Study Area and Planning Area boundaries are different, the char
acteristics shown in the table are generally representative of the entire Study 
Area. 
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Development Profile as of May 1993 Figure 1 

MARYLA\:D-NATIO'-AL CAPITAL 

PARK & PLA'\'-1'-G 

CO\t\115S!O\ 

EXISTING / COMMITTED DEVELOPMENT 

UNDEVELOPED 

_,,, 

E9 
111111 I 
0 2500 7500 FEET 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE ~ 994 



8 

Clarksburg Planning Area #13-1990 U.S. Census Table 2 

Single-
High- Garden Town- Family All 
Rise Apt. House Det. Types 

% Housing Units by Type 100% 100% 

Household Population 1,382 1,382 

Average Household Size 2.85 2.85 

Number of 0-4 Year Olds 105 105 

Number of 5-17 Year Olds 215 215 

% <20 Year Olds 17.5% 17.5% 

% >64 Year Olds 9% 9% 

Median Age 37.6 37.6 

Tenure - % Rental 13.0% 13.0% 

% of Population in Same Home 55.6% 55.6% 
5 Years Ago 

% Non-White - Household Head 6.0% 6.0% 

% Spanish Origin - Household Head 1.4% 1.4% 

% With Graduate Degrees 18.4% 18.4% 

1989 Median Household Income $54,590 $54,590 

Number of Workers 886 886 

% Female Work Force Partic. 61.8% 61.8% 

% Women with Children <6 Years Old 
Working Full- or Part-Time 41.0% 41.0% 

Work Location: 
Montgomery County 678 678 
Outside County 65 65 
Outside Maryland 124 124 

Work Trip: 
% Driving 89.5% 89.5% 
% Public Transit or Rail 4.3% 4.3% 

Source: US. Census Bureau, 1990 Census of Population and Housing, STFlB and STF3A. Prepared 
by Montgomery County Planning Department, Research and Information Systems Division: 
July 1993. 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 
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Tabular Summary of Land Use Plan 
Recommendations 

Moderately Priced Dwelling Units 

When consulting the Plan, it is important to note that, on any given proper
ty, the residential densities and allowable types of dwelling units shown are sub
ject to the requirements of the Montgomery County Moderately Priced Dwelling 
Unit (MPDU) Ordinance. This ordinance is designed to ensure that new devel
opment includes some housing that is affordable by households of modest 
means. It applies to any residential development of 50 or more dwelling units 
that is constructed in any residential zone with a minimum lot size of one-half 
acre or less or in any planned development, mixed-use zone. 

A portion of the units in any such development must be MPDU's. The prices 
of such units are controlled, and buyers or renters are subject to limitations on 
maximum income. The required number of MPDU's is based on the total num
ber of dwelling units approved for the development. Effective in early 1989, the 
percentage ranges from 12.5 percent to 15 percent of the total number of 
dwelling units and is dependent on the level of density increase achieved on the 
site in question. 

This density increase, or "MPDU bonus," is allowed as compensation for 
requiring some below-market-rate housing. The bonus may be no more than 22 
percent above the normal density of the zone, according to the optional MPDU 
development standards in the zoning ordinance. In some zones, these standards 
also provide for smaller lot sizes and dwelling types than would be allowed oth
erwise. For example, the density of a subdivision in the R-200 Zone is normally 
two units per acre, the minimum lot size is 20,000 square feet, and only single
family, detached houses are permitted. In a subdivision developed according to 

PART 2 
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MPDU standards, the maximum density may be as much as 2.44 units per acre, 
the lot size for a detached house may be as small as 6,000 square feet, and some 
units may be townhouses or other types of attached dwelling units. 

All residential calculations in this Master Plan include a 22 percent density 
increase to reflect the MPDU Ordiµance provisions where applicable. 

Housing Types 

In terms of housing types, this Plan is envisioned to produce the following 
mix: 

Tabie3 

Current Mix ( 1993) End-State 

No. % No. % 

Detached 800 100 40 to 50 
Attached 0 0 30 to 40 
Multi-Family 0 0 15 to 25 

Total Units 800 14,940 

The mixture of housing types reflects generalized assumptions regarding the 
types of units which different zones produce. The actual mix cannot be predict
ed with certainty since the unique characteristics of a site strongly influence 
housing mix. 

For purposes of comparison, the current and estimated end-state residential 
mixes of the Germantown Master Plan are shown below: 

Table 4 

Current Mix ( 1989) End-State 

No. % % 

Detached 3,545 18 30 
Attached 9,843 51 30 
Multi-Family 5,811 30 40 

Total 19,199 

Source: 1989 Germantown Master Plan Interim Reference Edition 

The comparison to Germantown in terms of housing mix is very relevant 
because of community perception in Clarksburg that Germantown is dominated 
by a single housing type: attached units. The Clarksburg Plan envisions an end
state mix that will be very different than what now exists in Germantown. Still, 



attached units will be an important part of Clarksburg's future housing mix. The 
reasons for this are as follows: 

• Changing the housing mix to include more detached houses would likely 
result in fewer houses overall because detached lots absorb substantially 
more land than attached units. 

• Changing the overall mix to include more multi-family units could affect 
the vision of Clarksburg as a town rather than a Corridor City. 

Of most significance is the fact that in Clarksburg, environmental con
straints significantly reduce the amount of potentially buildable land. Since 
developable land proposed for residential uses must not only accommodate 
housing but public facilities ,e.g., schools, parks) and roads as well, attached 
and multi-family housing types must be proposed if the transit serviceable town 
concept is to be achieved. Even at lower densities ( two-four units per acre) envi
ronmental factors will likely discourage detached units. Environmental con
straints will result in development being clustered on a smaller percentage of 
land than might be expected in less sensitive parts of the County. The tendency 
will be to produce more attached units. 

This Plan does recognize, however, that vast concentrations of a single hous
ing type is undesirable and for that reason proposes a diversity of housing types 
at the neighborhood level. (See Policy 7: Transit and Pedestrian Oriented 
Neighborhoods.) This Plan also proposes housing mix guidelines to help assure 
a full range of housing types in the Town Center, Transit Corridor, and the 
neighborhood centers. 

Jobs/Housing Mix 

A shorthand description of the balance between potential housing and 
potential employment is the '1/H'' Uobs/housing) ratio. This ratio is derived by 
dividing the total number of jobs by the total number of housing units in a given 
area. A ratio of 5.4, for example, means that for every household in a given area, 
there are 5.4 jobs in that same area. A typical Montgomery County household 
produces on the average about 1.6 workers. A ratio as high as 5.4 means that a 
significant number of workers will have to commute from outside the Study Area 
to fill all the jobs, even if a high proportion of the resident workers work within 
the Study Area. 

Table5 

Existing & Vacant Land Anticipated 
Approved Potential Development 

A B A&B 

Totaljobs 5,830 16,780 32,360 
Total Housing Units 800 14,600 14,940 
J/H Ratio 7.3 1.1 2.1 

u 
LAND USE 

PLAN 
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This Plan reduces the amount of employment recommended in the currently 
adopted 1968 Clarksburg Master Plan by approximately 227 acres and 32,360 
jobs. 

A comparison of the J/H ratio of the Approved and Adopted Plan to the 
1968 Clarksburg Plan is shown in Figure 2, page 13. 

Retail Uses 

The Planning Department staff has evaluated future retail space needs in 
Clarksburg based on future population. Two types of retail needs were consid
ered: neighborhood or convenience retail and comparison retail. 

Neighborhood Retail Centers 

Neighborhood retail centers, also referred to as neighborhood shopping cen
ters, are anchored by a supermarket, perhaps with a pharmacy (now often found 
within the supermarket), and are usually visited more than once a week by most 
households. They usually incorporate other frequently visited stores and service 
establishments, such as video rentals, beer and wine stores, delis, sandwich and 
pizza restaurants, sit-down restaurants, dry cleaners, banks, and greeting card 
stores. 

This Plan's neighborhood retail recommendations reflect the following findings: 

Amount of Square Foot of Neighborhood 
Shopping Centers Supportable in Three Clarksburg 
Market Areas Table 6 

Captured Market Area* Square Feet of 
Center Supported by 

Household & 
Households Population Employment Employment 

Town Center 6,000 13,800 3,400 130,000 

East of 1-270 5,400 13,200 1,000 112,000 
(outside of 
Town Center) 

West of I-270 3,500 8,400 1,800 75,000 

* Market area for each Clarksburg site comprises a primary and secondary market. 

Source: M-NCPPC, Montgomery County Planning Department, Research Division 
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Transportation System Analysis 

Analytical Process 

The Model System 

• • 

The EMME2 TRAVEL 1.0 AM peak hour transportation demand model was 
used as a tool to aid in the analysis of the complex interactions between end
state land development and transportation infrastructure within Clarksburg, as 
well as to develop an understanding of end-state land use/transportation inter
actions between Clarksburg and the region. The model system was calibrated to 
observe 1987 traffic conditions. A discussion of the land use and transportation 
network assumptions used in the transportation analysis is provided below. 

The structure of the model system included a detailed representation of end
state land uses within the Study Area, as well as the surrounding upper 
Montgomery County areas of Damascus, Germantown, and Goshen. Significant 
effort was expended to modify the model structure to include an explicit repre
sentation of future land development and transportation improvements in 
Frederick, Carroll, and Howard Countie5. This was done to more accurately 
reflect future traffic patterns in the Study Area, the remainder of Montgomery 
County, and the Greater Washington metropolitan area. In general, land develop
ment levels and a transportation network ( comprising interstate and most state 
roads) reflecting cohditions approximating the year 2020 time frame was 
assumed in this analysis for these areas. 

Due to the Study Area's proximity to the Urbana region in southern 
Frederick County, particular attention was devoted to reflect development levels 
and transportation elements contemplated in the on-going Urbana Region 
Master Plan Update. These parameters include an assumption of approximately 

PART 3 



20 

Schematic Structure of Using 
Trans ortation Model 

A:Transportation Zones 

Zone 1 

Zone 6 

B:Transportation Network 
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Policy Areas and Traffic Zones Figure5 
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Traffic Zones 
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each of the existing and proposed elements of the Master Plan roadway 
system for the area under study. 

Typically, the transit network is coded "on top of" the highway netvvork 
links. Transit speeds have, in most cases, been determined as a function of simu
lated automobile travel times on the links and a unit of stop delay per mile of 
link distance. This aspect of the model system reflects the fact that transit vehi
cles operating on the highway network are subject to the same congestion 
encountered by automobiles. Rail lines are coded on their own right-of-way. For 
Master Plan analysis, a transit system reflecting network and service characteris
tics anticipated for the 2020 for automobile oriented sprawled development 
patterns outside the Master Plan study areas is typically used. Alternatively, 
mode share estimates ( default values), which provide sufficient information to 
support a transit-sensitive AM peak hour model may be employed. 

Regional Context of the Analysis 

Today, as well as in the future, traffic and congestion levels in Master Plan 
areas depend upon many variables. Among those to be considered in each area 
are the location, mix, and intensity of local development and existing transporta
tion facilities. It is also recognized that development levels and transportation 
facilities providing a subregional context beyond the Master Plan area play a 
major role in establishing levels of traffic and congestion within the area under 
study. In order to assess future traffic within a study area, a subregional context 
has to be developed using comparable land use activity and the Master Planned 
transportation facilities throughout the County, as well as those of the greater 
metropolitan Washington region. To do otherwise would result in travel patterns 
and traffic flows which would not be representative of a study area's relative 
location in the region and subregion. 

As such, the analysis framework used for this study assumes "background" 
land use and network conditions similar to those assumed in the General Plan 
Assessment of 1987, using County-wide totals of approximately 440,000 house
holds and 750,000 jobs, as well as a full build-out of the Master Plan of 
Highways. In addition, specific land activity and road network assumptions con
sistent with recently adopted Master Plans were also employed. These back
ground assumptions do not reflect the more clustered land use patterns tested 
in the Comprehensive Growth Policy Study of 1989, and hence reflect the rela
tively automobile-oriented planned sprawl of most currently adopted Master 
Plans. As such, these background land c1se assumptions may be inconsistent 
with planning a more transit and pedestrian friendly development pattern with
in and outside the Master Plan study areas. Traffic congestion levels inside 
Master Plan areas are rather sensitive to these background land use anJ. network 
assumptions. 

Spedfic Techniques Used Within the T:ranspo:rtation Model 

Like most conventional regional transportation planning modeling systems, 
the M-NCPPC model uses a four-step modeling procedure. These four steps are 
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common to most transportation planning analyses, whether they are performed 
by computer or by manual calculations. The analysis techniques followed in 
these four steps are: (1) trip generation, (2) trip distribution, (3) modal choice, 
and ( 4) trip assignment. These steps are generally carried out in a sequential 
interrelated manner. However, there are many different techniques that can be 
used for each of these four steps. As such, any one particular transportation 
model is composed of a specific set of a combination of techniques that distin
guish it from another model. Regardless of the technique used in a particular 
modeling step, each the four steps is intended to answer one of the following 
basic questions: 

Trip Generation. How many trips are there beginning and ending in each 
zone? 

Trip Distribution. What is the pattern, or distribution of trips, beginning 
in a zone and ending in each of the other zones7 

Modal Choice. What proportion of people traveling between any two 
zones will choose which mode among the available choices? How many 
people will occupy each automobile? 

Trip Assignment. What is the particular path or route between any two 
zones in the transportation networks that should be assigned for the antic
ipated trips between the two zones? 

Figure 7 schematically illustrates these four steps for a simple model structure. 

As indicated previously, a particular transportation model is distinguished 
from other models by the specific combination of techniques it uses for each of 
the four steps. The structure of models allows for different techniques to be 
used for each of the steps. The following briefly describes some of the specific 
techniques that have been incorporated into the M-NCPPC modeling system. 

a) Trip generation takes land use data on households and jobs, by zone, 
and calculates daily zonal trip ( auto and truck) productions and attrac
tions (i.e., point of origin and destination) for several trip purposes (e.g., 
Home-Based Work, Home-Based Shop, Home-Based Other and Non
Home-Based). The total number of trips is dependent upon what trip 
generation rates are used. 

b) Trip distribution evaluates the relative attractiveness of each destination 
to all others and distributes the trips on the basis of a "gravity" tech
nique. Zone-to-zone travel times are used by the gravity technique to 
convert generated trips into a pattern of trips between all zone pairs. 
Like Newton's Law of Gravity, from which the name of the technique is 
derived, the number of trips between origin "N' and destination "B" is 
inversely proportional to the travel time between A and B and directly 
proportional to the attractiveness of B relative to all other destinations. 
Socio-economic adjustment factors (K-factors) are also applied in this 
step to account for interactions not readily captured by the assumption 
that travel time and the relative attractiveness are the only determinants 
in people's behavior which establish trip patterns. Stability of these K-
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factors over time is uncertain, but in the absence of more specific knowl
edge, they are assumed to be constant. 

c) Mode Choice techniques generally evaluate the relative time and cost of 
traveling between each origin-destination and the quality of conditions 
for access to and from public transportation by foot or bicycle. Using 
other empirical observed relationships, the mode choice technique cal
culates the percent of trips between each zone pair that will likely be 
made either by automobile or transit. These factors are used to split the 
Home-Based Work (HBW) person trip table into a HBW auto driver and 
a HBW transit passenger trip table. The key components generally used 
to assess transit use and automobile occupancy are the relative travel 
time and travel cost from "./\' to "B" by auto and transit and the quality of 
the pedestrian and cycling environment and mix of land use at a small 
scale. These costs include parking and fares for each mode. 

In lieu of this technique, estimates of the percentage of trips that will likely 
be made between each zone pair by either automobile or non-automotive mode 
are borrowed from earlier and cruder models developed by other agencies. 
These mode share percentages are applied to the HBW person trip table to 
develop a HBW auto driver trip table and HBW transit trip table. The assumed 
default values were derived from several sources including: (a) the 1980 Census, 
(b) a 1987 simulation by MWCOG of 1985 mode shares, and (c) an earlier 
MWCOG simulation done in 1979 which represents Metrorail in the late 1990's. 

d) Network assignment is accomplished by first combining the trip data 
for the various trip purposes into composite daily or peak hour data. 
This composite data is then assigned to the highway network. Different 
techniques exist for assigning these trips to individual paths in the trans
portation network. These techniques generally seek to minimize delay or 
travel time in selecting travel paths and include the consideration of link 
capacity and congestion effects. The equilibrium traffic assignment tech
nique is used in the Master Plan model system. The equilibrium tech
nique assigns vehicles to the roadway system in such a way that travel 
time from origin to destination cannot be reduced by switching to an 
alternate path. 

Figure 8 shows how these four basic step within the transportation model 
relate to the analysis context in Figure 3. The inputs involve: ( 1) network 
descriptions for each link, (2) land use and demographic information for each 
zone, and (3) assumptions or data relating to items such as through traffic or 
truck trips. Depending on the specific techniques used in constructing the 
model, these inputs can be used in any combination of the steps within the 
transportation analysis model (see Figure 8, page 27). Figure 8 diagrams the 
general relationship between the analysis process and model steps and may 
appear to be complex to those unfamiliar with analytical models. However, com
pared to the computer programs used to do the modeling, Figure 8 is a gross 
simplification. Much of this material is an adaptation of the chapter describing 
the transportation model used in the Annual Growth Policy process, which has 
been presented in the Planning Board's Report: Alternative Transportation 
Scenarios and Staging Ceilings, December, 1987. 
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Roadway System Analysis 

Current Network and Peak Hou:r T:raffk Conditions 

The existing roadway network is depicted in Figure 9. Relative to areas south 
Clarksburg along the 1-270 Corridor, the existing roadway network within 

Clarksburg and vicinity is limited. 

Current traffic patterns in the Study Area are heavily dominated by through 
traffic (trips with both origins and destinations outside the boundaries of the 
Study Area). This results from interstate travel on 1-270 as well as commuter 
travel along 1-270, MD 355 and MD 27 between residential areas located to the 
north of the Study Area and the I-270 employment corridor to the south. 
Through trips account for about 90 percent of all southbound AM peak hour 
travel in the Study Area. 

Two major traffic corridors, along 1-270/MD 355 and along MD 27, carry the 
vast majority of traffic in the Study Area. Morning peak hour traffic patterns 
along these routes show approximately 75 percent of all traffic oriented in the 
southbound direction, the remaining 25 percent oriented to the north. Morning 
peak hour traffic conditions along the 1-270/MD 355 corridor show southbound 
1-270 operating near capacity, at level of service (LOS) E, through the Study Area. 
Southbound MD 355 operates at LOS C in the AM peak hour. Morning peak 
hour conditions show southbound MD 27 operating at LOS D. The remaining 
roadways within the Study Area, which serve predominantly local traffic, primar
ily function at LOS A or B. The definition of these roadway levels-of-service as a 
function of roadway capacity is provided in Table 7. 

Road Segment Level of Service Table 7 

LOS Percent of Capacity 

A 50 - 59% 
B 60 - 69% 
C 70 - 79% 
D 80 - 89% 

E > 90% 

End-State Netwo:rk and Traffic Conditions 

Area-Wide Level of Service Analysis 

Given the level of transit service anticipated in this Plan, an end-state average 
area-wide level of service (LOS) standard C/D was assumed for the Clarksburg 
Study Area to evaluate the operation of the highway and transit systems. This 
standard is equivalent to the master-planned average area-wide level of service 
standard for Germantown and is based on the provision of a moderate level of 
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public transportation service as defined by the County's Annual Growth Policy 
(AGP). This service would include the operation of the Corridor Cities 
Transitway through the Study Area, commuter rail service at the Boyds MARC 
station, and a feeder bus service linking developed areas to transit stations. 
Presently, the Study Area has no area-wide transportation service standard due 
to the marginal availability of public transit in the area. 

The findings of the average area-wide level of service analysis are indicated 
below: 

• This Plan's recommended transportation network can support the recom
mended land use option (approximately 32,360 jobs and 14,940 house
holds) based on an average area-wide LOS C/D standard. 

• The land use and transportation recommendations called for in this Plan 
will not adversely affect the end-state average area-wide LOS C/D standard 
in the adjacent Germantown Planning Area. 

Trip Distribution Analysis 

Trip distribution patterns (i.e., the orientation of trips between origins and 
destinations) are heavily influenced by the level and mix of land uses within an 
area, as well as the transportation system serving that area. Compared to existing 
conditions, this Plan recommends significant changes in both the level and mix 
of land uses, as well as transportation infrastructure, within the Study Area. 
Similarly, land development and transportation facilities throughout the region 
will change significantly as well and will influence trip distribution patterns for 
the Study Area. 

Presently, there are approximately 1,800 jobs and 750 households within the 
Clarksburg Study Area. County-wide, jobs and households totals are presently 
about 380,000 and 260,000, respectively. As discussed earlier, the transportation 
network as well as land development levels for both the Study Area and the 
region will change significantly between existing conditions and the end-state 
zoning capacity. 

Hence, end-state trip distribution patterns for trips to, from, and within the 
Study Area will differ from current conditions. These differences are depicted in 
Figures 10 and 11 which show the distribution of work trips to and from 
Clarksburg for both existing ( 1987) and end-state time frames. 

The end-state trip distribution analysis of resident work trips from 
Clarksburg shows that the vast majority, approximately 80 percent, of workers 
residing in the Study Area are estimated to be employed along the Montgomery 
County/Frederick County 1-270 Corridor. As a subset of this percentage, about 
21 percent of workers within the Study Area are estimated to both live and work 
within the Study Area. Another 8 percent are estimated to be employed in the 
Bethesda-Silver Spring and Washington, D.C.-Northern Virginia areas. The 
remaining 12 percent of workers living in Clarksburg are .estimated to be 
employed in other locations throughout the region. 
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A similar end-state analysis of work trips to the Clarksburg Study Area shows 
that about 75 percent of those persons with work destinations in the Study Area 
are estimated to have origins from Clarksburg and the nearby areas of 
Germantown-Gaithersburg, rural Montgomery County, and Frederick County. 
Another 14 percent of Clarksburg workers are estimated to come from resi
dences in Damascus as well as Carroll and western Howard Counties along MD 
27. The remaining 11 percent of Clarksburg workers are estimated to come from 
other areas of the metropolitan region. 

Through T:raffk Analysis 

The effects of through traffic will continue to be a pervasive influence on 
traffic conditions within the Study Area, accounting for about 85 percent of all 
southbound AM peak hour trips. The vast majority, about 80 percent, of these 
trips will originate from jurisdictions north of Montgomery County (i.e., south
central Frederick County along the I-270/MD 355 corridor and the Mt. Airy area 
of Carroll County, eastern Frederick County along MD 75, and western Howard 
County along MD 27). Through traffic will comprise the dominant component 
of AM peak hour traffic along I-270. 

The development of the Urbana area as a major employment node in its own 
right will provide increasing numbers of Frederick and Montgomery County res
idents with the opportunity to work in the. Urbana area, thus reducing the need 
for Frederick County workers to travel in the peak direction through Hyattstown 
and Clarksburg to reach workplace destinations along the I-270 Corridor in 
Montgomery County. Further, employment opportunities in Upper Montgomery 
and Frederick Counties provide reverse commuting options which improves the 
off-peak utilization of the roadways and the transitway. 

Despite increasing employment opportunities within the Study Area, there 
appear to be limited policy measures, short of significantly down-zoning 
employment land uses along the I-270 corridor south of Clarksburg, which the 
County alone could undertake to limit the growth of through traffic within the 
Study Area. This suggests the need to develop regional policy measures to 
address this issue. 

The amount of through traffic raises concerns regarding the appropriate 
methodology for accounting for this traffic in the measurement of policy area 
level of service for the Study Area at end-state, as well as within the context of the 
AGP. As such, this issue could affect the timing of the implementation of the land 
use recommendations of this Plan. The Study Area's average area-wide LOS as 
computed, including I-270, is projected to be in the upper range of C/D. When I-
270 traffic volumes are excluded, the average area-wide LOS improves to C. 

The transportation network recommended in the Plan provides the needed 
capacity and multiple travel routes to mitigate through traffic effects on the his
toric districts located in Hyattstown and Clarksburg. Transportation recommen
dations resulting from the 1992 Damascus Master Plan Amendment should limit 
through traffic impacts on the Cedar Grove Historic District along MD 27. 
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Transit System Analysis 

Current Conditions ( as of 1993) 

Current public transit service in the Study Area is limited to a single Ride
On bus route (Route No. 75) along MD 355 linking Clarksburg, Hyattstown and 
Urbana to the Shady Grove Metro station and commuter rail service at the Boyds 
MARC station. The 1987 Census Update Survey estimates that less than 10 per
cent of employed residents in the Study Area take public transit to work. 

As a service to Frederick and Washington County commuters traveling 
through the Study Area, the Mass Transit Administration (MTA) operates peak 
period commuter bus service along 1-270 linking Hagerstown and the City of 
Frederick to the Shady Grove Metro station. 

End-State Conditions 

This Plan calls for improving current transit service through the provision of 
a transitway, improved MARC commuter rail service, high-quality feeder bus ser
vice linking developed areas to transit stations, transit serviceable development 
patterns in proximity to the transitway, and transit-supportive infrastructure 
( e.g., sidewalks and bikeways) which could encourage non-motorized access to 
transit. To a great extent, these improvements are contemplated to be focused on 
the east side of I-270 where the bulk of development is recommended. 

The anticipated end-state use of transit and carpooling for the Study Area is 
the result of this traffic analysis based on the relative attractiveness of each mode 
of travel for the end-state land uses. A summary is provided in Table 8: 

End-State Commuting Patterns, Daily Home to Work (%) Tables 

Auto Auto Walk/ 

% Study Area Residents 

% Study Area Workers 

Driver 

75 

78 

Passenger 

8 

8 

Discussion of Rustic Roads 

Transit 

13 

9 

Bike 

4 

5 

The Clarksburg Master Plan designates certain roads as "rustic." ( See Figure 
12, page 35.) The Master Plan explains the Rustic Roads Program and describes 
the criteria for both "Rustic Roads" and "Exceptional Rustic Roads." The rela
tionship of the Plan designated rustic roads to this criteria is discussed below: 
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Old Hundred Road (MD 109) 

This section of MD 109 is approximately .61 miles in length, extending from 
the interchange with 1-270 on the west to Frederick Road (MD 355) on the east. 
West of 1-270, this road continues through the Agricultural Reserve to 
Barnesville and then to Poolesville. 

Description: It is a 28-foot-wide paved road with pavement markings and 
has curbs along the pavement edge. The road is along the side of a hill 
with the south side sloping down to the adjacent stream. Woods on each 
side provide an enclosed feel to the road. Utilities are along the south side, 
as is a guard rail for part of the distance. This road connects 1-270 and 
Frederick Road (MD 355). 

Criteria: The road traverses an area where natural features predominate. It 
is a narrow road in the sense that there is no grading on either side of the 
road, but the pavement itself is not narrow. This section of roadway is not 
included in MCDOT's map showing annual average weekday traffic. No 
volume information is available for the road, but it is evident that the vol
umes that it carries today do not detract from its rustic character. The road 
is bordered by woodland, parkland, Hyattstown Historic District, and land 
recommended for rural, residential use. This road is shown on the 1865 
Martenet and Bond's Map of Montgomery County as a stage road. 

The road had one reported accident in the period 1989 through 1991. 
There is no indication that it has an accident history that would suggest 
unsafe conditions. The classification of this road as a rustic road would 
not impair the function of the roadway network, nor would it impair the 
safety of the roadway network. The Clarksburg Master Plan supports 
removal of the l-270 interchange if a new interchange is constructed in 
Frederick County; MD 109 is not anticipated to be needed for a significant 
amount of new traffic. 

Significant Features: The setting is a significant feature of this road. The 
road grades contribute to the rustic character of the road. The view is 
enclosed by trees on both sides for much of its distance. 

Rustic Road Network: This road intersects MD 355. North of the intersec
tion, MD 355, through the historic district of Hyattstown, is recommended 
to be classified as a rustic road. MD 109 to the west is on the County 
Council's Interim Road list. 

Master Plan of Highways Designation: 
Rustic R-1 
Right-of-way, 80 feet 

Hyattstown Mill Road 

Hyattstown Mill Road intersects Frederick Road (MD 355) immediately 
south of Old Hundred Road (MD 109) and extends eastward to Clarksburg 
Road with the ford through Little Bennett Creek being closed. Approximately .78 



mile from MD 355, the road joins Prescott Road. The combined road goes 
through Little Bennett Creek (the aforementioned ford) before dividing into two 
individual roads again ,vith Hyattstown Mill Road going southeast and Prescott 
Road going northeast to Lewisdale Road. Both roads are almost entirely ,vithin 
Little Bennett Regional Park and are therefore exempt from usual roadway stan
dards and development activity. The portion of Hyattstown Mill Road being des
ignated as a rustic road is the public portion - approximately .11 miles between 
Frederick Road (MD 355) and the park. 

Description: This short section of Hyattstown Mill Road is between 15 
and 19 feet \Vide \Vith a gravel surface and no provision for drainage. The 
road passes between an M-NCPPC park playground and a commercial 
parking lot at its junction with MD 355 and leads into the park, although 
the road is closed east of Prescott Road in the park. The road leads to 
Hyattstown Mill, a historic feature at the edge of the park. The land adja
cent to the road is level, with mature trees, in particular a walnut tree. As 

you approach the park, the character of the road becomes enclosed rather 
than open. 

Criteria: The road is located in an area where natural and historic features 
predominate. It is a narrow road, clearly intended for local use, and an 
extremely low volume of traffic. The road has natural features along part of 
its border and provides access to the historic resource of Hyattstown Mill 
and a route through a portion of Little Bennett Park via Hyattstown Mill 
Road and Prescott Road returning to MD 355 to the south. This road is the 
southern boundary of the Hyattstown Historic District. The accident histo
ry does not suggest unsafe conditions. One accident was reported for the 
three-year period 1989-1991. The rustic road classification will not impair 
the function or safety of the roadway network. 

Significant Features: The one-lane character of the road, the gravel sur
face, the access to the mill house in the park, and adjacent vegetation. 

Rustic Road Network: This road is near but does not connect to R-1 (Old 
Hundred Road) and R-3 (Frederick Road). 

Master Plan of Highways Designation: 
Exceptional Rustic R-6 
Right-of-way, 60 feet 

Stringtown Road 

This section of Stringtown Road is approximately .61 miles in length, 
extending from the future Midcounty Highway to the Study Area boundary. 
West of Midcounty Highway, Stringtown Road is master planned as an arterial 
roadway (A-280) to be realigned and connect directly with Clarksburg Road 
(MD 121) and then with Interstate I-270 at the Clarksburg interchange. To the 
east, Stringtown Road continues in the Agricultural Reserve to Kings Valley 
Road. Stringtown Road to the east is included on the County Council Interim 
List for Rustic Roads. 
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Description: Stringtown Road is paved, approximately 18 feet wide. It has 
no curbs and slight gravel shoulders with a drainage ditch along a portion 
of one side of the road. At the western end of this road, Piedmont Road 
(also a rustic road) is recommended for realignment, consistent with the 
rustic road character of these two roads, in order to create adequate inter
section spacing between Midcounty Highway and Piedmont Road. This 
section of Stringtown Road has one other intersection, that of Needle 
Drive on the south side of the road. Needle Drive is part of the street sys
tem for the Fountain View subdivision which lies between Stringtown 
Road and Piedmont Road. 

The road has, particularly on the north side, vistas of farmland, open fields 
and an old farm house. On the south side is the aforementioned subdivi
sion. The road has views to the north away from Clarksburg. 

Criteria: The road traverses an area where natural and agricultural features 
predominate. It is a narrow road. This section of roadway is not included 
in MCDOT's map showing annual average weekday traffic; therefore, no 
volume information is available. The road is bordered by farmland and a 
small subdivision. This section of Stringtown Road had no reported acci
dents for the period 1989 through 1991. The classification of this road as a 
rustic road would not impair the function of the roadway network nor 
would it impair the safety of the roadway network. 

Significant Features: The setting of this road within the terrain is a signifi
can~ feature, as are the views from the road to the north away from 
Clarksburg. 

Rustic Road Network: This road connects with Piedmont Road, and both 
Piedmont Road and Stringtown Road ( outside the Clarksburg Study Area) 
connect with Hawkes Road. These three roads form a small rustic roads 
network. 

Master Plan of Highway Designation: 
Rustic R-7 
Right-of-way, 80 feet 

Piedmont Road 

Description: Piedmont Road is approximately 1.66 miles long and con
nects Stringtown Road on the west with Hawkes Road on the east. 
Piedmont Road is an 18-foot wide paved road with grass shoulders. The 
road has both edge lines and a center line. The one stream crossing is a 
culvert. Needle Drive and a cul de sac named Remae Court intersect with 
this roadway on the north side; Skylark Road intersects it on the south 
side. The adjacent terrain is level and the views are open. Ovid Hazen 
Wells Park is on the east side. The park land is currently cultivated fields. 
The road has sharp turns and the appearance of a somewhat modern rural 
roadway. 

Criteria: Piedmont Road has agricultural uses on one side. Those features 



seem to be the predominate character of the area. It is a narrow road and is 
intended for predominantly local use. It is a low-volume road (not includ
ed on MCDOT's Average Annual Weekday Traffic map) and has outstand
ing vistas of farm fields and rural landscape for a portion of its length. 

During the three-year period of 1989-1991, seven accidents occurred along 
this section of Piedmont Road. One of these accidents occurred at Hawkes 
Road; the others occurred at non-intersection locations. The one at the 
intersection was an early morning accident with no identified cause; the 
others occurred during the evening and speed was identified as a con
tributing cause. One of these accidents involved two vehicles; the others 
were single vehicles running off the edge of the road. Two of the accidents, 
including the two-vehicle one, had possible injuries; the others were prop
erty damage only. 

This road is not needed to serve a major increase in transportation. A 
realignment at Stringtown Road is recommended in the Clarksburg Master 
Plan in order to create adequate separation between the future intersection 
of Midcounty Highway (A-305) and Stringtown Road. That realignment 
should be in keeping with the rustic character of both Stringtown Road and 
Piedmont Road. 

Significant Features: The view of the road as it fits into the adjacent ter
rain of open fields. 

Rustic Roads System: Piedmont Road forms a system of rustic roads when 
paired with Stringtown Road and Hawkes Road. 

Master Plan of Highways Designation: 
Rustic Road R-5 
Right-of-way, 70 feet 

West Old Baltimore Road 

West Old Baltimore Road is a historic alignment, having gone originally from 
the C & 0 Canal at the mouth of Monocacy Road to Baltimore. The road 
extended across Montgomery County. Portions of this road still exist in the east
ern part of the County where it is called Old Baltimore Road. This section 
extends from Frederick Road (MD 355) westward to the boundary of the 
Clarksburg Master Plan. The rustic road designation has been reviewed in three 
sections since the travel needs and the character of the road differ for different 
sections. The section of this roadway bet -veen MD 355 to MD 121 is needed for 
the roadway network and is not recommended as a rustic road. The remaining 
portion of this road between Clarksburg Road (MD 121) and the western study 
area boundary meanders through a rural area that is partially wooded and cross
es Ten Mile Creek as a ford. This section is recommended as a rustic road as 
described below. 

Description: West Old Baltimore Road in this section is approximately 19 
feet wide, paved, with partial curbs in places. The road has extensive vege
tation along both sides, very close to the roadway edge. At the time the 

39 

TRANSPORTATION 
AND MOBILITY 

PLAN 



40 

CLARKSBURG 
MASTER 
PLAN
TECHNICAL 
APPENDIX 

road was field inspected, wild roses were blooming along the edge. Farm 
houses, fences covered with roses, honeysuckle, and wildflowers and 
wooded areas are along this road. The road goes through Ten Mile Creek 
as a ford. 

Criteria: The road is located in an area where agriculture predominates. It 
is a narrow road clearly intended for local use and has a very low volume 
of traffic. The road is an alignment of high historic significance. The acci
dent history does not suggest unsafe traffic conditions. For the three-year 
period between 1989 and 1991, only three accidents were reported for the 
entire stretch of road between Clarksburg Road (MD 121) and Barnesville. 
The road is needed for local access only and not for part of the travel net
work. 

Significant Features: This historic alignment, the grades, the roadway 
edges, the way this road fits into the terrain, the enclosed feel of the near
by trees and vegetation, and the ford. 

Rustic Roads Network: This road connects from the east with R-2 West 
Old Baltimore Road and crosses Peach Tree Road, which is a road on the 
Council's interim list for consideration as a rustic road, and ends at 
Barnesville Road, which is also on the Council's interim list. 

Master Plan of Highways Designation: 
Exceptional Rustic E-1 
Right-of-way, 80 feet 

Frederick Road (MD 355) 

Frederick Road (MD 355) is a very old road with a historic alignment. The 
road is shown as a stage road on the 1865 Martenet and Bond's map of 
Montgomery County. Frederick Road is part of the Way West that is commemo
rated in Montgomery County by the Madonna of the Trail statue in the Bethesda 
Central Business District. In the lower part of the County, the road is a major 
transportation artery and has been expanded and has lost any semblance of its 
original character. The section of roadway between Old Hundred Road (MD 
109) and the County line is the heart of the Hyattstown Historic District and 
retains the character of a narrow road with buildings very close to the roadway 
edge. This road is approximately 0.38 miles long. 

Description: This short section of road is paved approximately 22 feet 
wide with asphalt and has no drainage provisions. The roadway edge is 
level on both sides, with mature trees. The road has an enclosed feel both 
because of the trees and because it goes through a historic district with 
residences very close to the roadway edge. The road has utilities on both 
sides. It has an asphalt sidewalk on one side and the roadway grade itself is 
very steep. 

Criteria: The road is located in an area where historic features predomi
nate. It is a narrow road. Today it is a State highway and carries traffic 
between Montgomery County and Frederick County. The Interstate 



Highway 1-270 is immediately to the west of this location and carries most 
of the interstate traffic. When the connection with 1-270 is made at Urbana 
in Frederick County, we expect that more of the intercounty traffic will use 
1-270. The Clarksburg Master Plan encourages the use of 1-270 instead of 
this section of MD 355. 

The accident history does not suggest unsafe conditions. Two accidents 
were reported in the three-year period between 1989 and 1991. The 1990 
traffic volume map of MCDOT does not show a traffic volume for this por
tion of Frederick Road. The portion between Camus Road and Old 
Hundred Road (MD 109) has an average daily traffic volume of 9,200. 

Significant Features: The roadway setting, as it goes through the historic 
district, and the connection between the road and the adjacent houses 
constitute the significant features of this road. 

Rustic Road Network: This road intersects R-1 (Old Hundred Road) and 
is close to R-6 (Hyattstown Mill Road). All three roads are associated with 
the Hyattstown historic district. 

Master Plan of Highways Designation: 
Rustic R-3 
Right-of-way, 80 feet 

Hawkes Road 

Hawkes Road is approximately 1.06 miles long, running in a northwest 
direction from Ridge Road, connecting Ridge Road (MD 27) and Stringtown 
Road. The road is intersected by Piedmont Road entering from the south at a 'T' 
intersection. That portion of the road between Ridge Road and Piedmont Road 
is the boundary of the Clarksburg Master Plan Study Area; the remaining por
tion, between Piedmont Road and Stringtown Road, is within the RDT area of 
the Functional Master Plan for the Preservation of Agricultural and Open Space 
in Montgomery County. 

Description: The section of Hawkes Road being considered as part of the 
Clarksburg Master Plan is between Piedmont Road and Ridge Road. The 
roadway paving is approximately 20 feet, with an asphalt curb on the west 
side and a slight gravel shoulder on the east. The road crosses a small 
stream and has a guard rail along the side of the road at the crossing. The 

. roadway edge is level and open with views to Cedar Grove Historic District 
in one direction and to the extension of Hawkes Road in the other. 
Overhead utilities with wood poles are on both sides of the road. The adja
cent land on the west side is a commercial nursery and two new houses. A 
farm is on the east side. 

Criteria: The road is located in an area where natural or agricultural fea
tures predominate. The adjacent area is private conservation or is recom
mended for rural, residential use. It is a narrow road and is intended pre
dominantly for local use. The traffic volumes are so low that they have not 
been recorded and made a part of the County's annual average daily traffic 
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map. Volumes appear to be low enough not to significantly detract from 
the rustic character of the road. The road has natural features along one 
side and farm fields and rural landscape on the other. The road, when 
traveling towards Ridge Road, highlights the historic landscape of the 
Cedar Grove Historic District. The accident history does not suggest 
unsafe conditions. One accident was reported for the three-year period 
1989-1991. The rustic road classification will not impair the function or 
safety of the roadway network. 

Significant Features: The significant feature of the road is the relationship 
between the road and the view of Cedar Grove Historic District, the char
acter of the land use through which it passes, the small stream that the 
road crosses, and the rural view to the northwest as Hawkes Road contin
ues over a hill. No outstanding vegetation was identified during the field 
check, which was done in April 1993. 

Rustic Road Network: This road connects the historic district of Cedar 
Grove and Piedmont Road and continues into the Agricultural Reserve. 

Master Plan of Highways Designation: 
Rustic R-4 
Right-of-way, 70 feet 



Clarksburg Environmental and Water Resources 
Study Analysis 

Environmental concerns have been a major consideration during the Master 
Plan process for Clarksburg and the Hyattstown Special Study Area. To better 
understand the environmental characteristics of the Clarksburg Study Area, the 
Montgomery County Planning Department funded an environmental study in 
1990 which included the following objectives: 

• To identify environmentally sensitive areas. 

• To evaluate existing water quality conditions in the area contributing to 
Little Seneca Lake. 

• To compare existing water quality conditions with future conditions under 
different land use scenarios. 

• To identify potential problem areas for groundwater, water quantity and 
water quality. 

• To identify mitigation measures to address potential problem areas. 

The environmental study, entitled "Clarksburg Environmental and Water 
Resources Study" by Greenhorne & O'Mara, is available at the M-NCPPC 
Information Counter. The public may review it in the Environmental Planning 
Division or purchase it for $20.00 at the Information Counter. Due to the length 
of the final report and its cost, this section summarizes the basic elements of the 
study and its relationship to the Master Plan land use recommendations. It 
should be pointed out that the environmental staff also used other documents 
and resources in making the land use recommendations. 

PART 4 

an 
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Report Content 

The Environmental and Water Resources Study fulfilled the report purpose 
by completing the following tasks: 

• Basic data collection, digitization, and delivery of the data in a computer 
format (Geographic Information System). 

• Groundwater modeling (DRASTIC analysis). 

· Water quality and quantity analysis (HSPF modeling and NPS pollution 
modeling). 

• Analysis of Best Management Practices (BMPs) for stormwater manage
ment. 

The Environmental and Water Resources Study was a significant part of the 
overall environmental analysis completed during the Master Plan process. 

Existing Environmental Conditions 

The Environmental and Water Resources Study analyzes constraints and 
opportunities utilizing parameters such as floodplains, slopes, soils and wet
lands. The Planning Department staff used these maps to develop the early land 
use options. As much as possible, the Clarksburg Master Plan effort focused on 
avoiding development in environmentally sensitive areas and channeling devel
opment into those areas that are more environmentally resilient. The composite 
constraints and opportunities map became the base map for alternative land use 
considerations. By receiving the Study data in a computerized format, the 
Planning Department got a head start with its. Geographic Information System 
(GIS) program. The Study also generated a wetlands map, which was combined 
with the latest data from the Maryland Department of Natural Resources to pro
duce a comprehensive wetlands database for the GIS system. 

The second step of the Environmental and Water Resources Study was to 
inventory environmental features, which included field verification for accuracy 
and to obtain information about current conditions. Significant wetlands were 
identified through aerial photos; in some cases, the delineation was adjusted 
after field visits. Current environmental data on flora and fauna was collected 
along two transects ( one each for Ten Mile Creek and Little Seneca Creek). This 
information will be useful in preparing the Clarksburg Wetland Management 
Plan as well as in reviewing actual development projects. 

Some limited aquatic sampling was done in Ten Mile Creek and Little Seneca 
Creek. Their sampling results are in agreement with earlier sampling done by 
the Maryland Department of Natural Resources and more recent sampling done 
by citizen volunteers and Planning Department staff. Ideally, this type of effort 
should continue for a longer time throughout the Study Area. However, funding 
constraints restricted the activity to a limited time and area. The collected data 
is, in a broad sense, representative of the entire basin and the aquatic sampling 
will provide useful background information. 



The Environmental and Water Resources Study also completed additional 
floodplain mapping for five minor tributary streams in the vicinity of the Town 
Center. The maps will be used by Planning Department staff in the approval of 
subdivision plans. M-NCPPC has produced 100-year floodplain mapping for 
major streams in the Seneca basin since the early 1970's. Theoretically, new 
maps are needed every time there is a change in the land use plan. However, 
new regulations and guidelines provide a margin of safety that renders extensive 
re-delineation unnecessary. For most purposes, the 100-year floodplain maps 
delineated from the previous Master Plan should be valid and will be used to 
regulate development. 

EPA has designated a sole source aquifer which underlays parts of 
Montgomery, Frederick, Howard, and Carroll Counties. A "sole source" designa
tion is used to describe an aquifer that serves as the population's only available 
form of drinking water. The entire Clarksburg Study Area falls within this desig
nated area. Groundwater analysis was considered an important planning tool to 
determine what the effects of development would be on the sole source aquifer. 
Most groundwater modeling is expensive and more detailed than needed for 
master planning, so this study chose the DRASTIC analysis as a surrogate for 
groundwater modeling. Using simple techniques developed by the National 
Water Well Association, it identifies potential groundwater pollution problems. 
The model indicated that most of the sensitive areas to groundwater contamina
tion in Clarksburg were located in stream buffers. The most sensitive groundwa
ter contamina-tion areas outside of stream buffers were included in the Special 
Protection Area designated in the Master Plan. Although not every recharge area 
is identified by this analysis, the DRASTIC model is suitable for master planning 
purposes. The staff also had numerous discussions on this subject with repre
sentatives from EPA, Maryland Geological Survey, and staff at Carroll County. 

Analysis of I.and Use Options 

The Environmental and Water Resources Study collected existing water 
quality and quantity data and used two models to compare alternative land use 
scenarios to existing conditions. 

A continuous hydrologic simulation model (HSPF), was the best modeling 
tool readily available that allowed staff to evaluate proposed land uses against 
their expected effects on parameters with State water quality standards, as well 
as important indicators like runoff rates, nutrient and sediment loads and bio
chemi-

cal oxygen demand. Three runs were made, one for existing conditions and two 
distinct land use alternatives (see Figures 12 and 13). The model results can be 
used for relative comparisons of land uses, but are not accurate enough for judg
ing absolute pollutant levels. 

In both alternatives, the forest cover was set at 26 percent, based on the 
assumption that all stream valley buffers would be completely forested. (The 
stream valley buffers are not, in fact, completely forested. However, the County's 
new tree legislation will help in achieving this objective.) The results show that 
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Land Schematic -Alternative 1 Figure 13 
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Land Use Schematic -Alterna 3 figure 14 
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both options would meet most of the state's standards for Use IV waters, with 
some violations for temperature standards in certain stream reaches. The Master 
Plan designate these reaches and their drainage areas as Special Protection 
Areas. 

A simpler screening analysis, the NPS model, was developed to extrapolate 
the results of the HSPF model to later land use scenarios. This was used to eval
uate the Transit Corridor Concentration (ICC) Option and the Suburban 
Pattern with Transit Option. The Approved and Adopted Land Use Plan is a 
refined version of these options. This model projected similar parameters as 
HSPF, but also included trace metals. These parameters were examined in order 
to give a more complete picture of the effects of urbanization on water quality. 

Model results showed that all land use options would increase water temper
ature, urban pollutant loadings, and runoff volumes and rates above existing lev
els. The ICC Option indicated relatively higher nutrient loadings due to the 
assumption that there would be more agricultural land. (See discussion on 
model limitations.) The ICC Option also showed lower toxic chemical and met
als concentrations entering the Little Seneca Lake compared to the other land 
use scenarios. As a result of this modeling effort, planning staff focused on the 
ICC Option as the pref erred land use option and began to examine mitigation 
of unavoidable environmental impacts. 

Potential Mitigation 

For the most part, the Environmental and Water Resources Study modeling 
efforts dealt with land use changes without considering mitigation. The 
approach which the Clarksburg Master Plan takes towards its environmental set
ting is to avoid impacts through adoption of land use alternatives that offer pro
tection and, when unavoidable impacts are anticipated, to mitigate to the great
est extent practicable. Therefore, staff also asked that the Study look at what 
reductions in pollutant loadings could be obtained with appropriate stormwater 
management (SWM) where development is anticipated. In response to sugges
tions from the Clarksburg Citizens Advisory Committee, the Planning 
Department asked them to especially focus on identifying sites for regional or 
"shared" best management practices (BMPs) in selected areas to control runoff 
from adjacent areas planned for significant development. 

There are several justifiable criticisms about the methodology, manner, and 
implementation of BMPs. Many criticisms stem from earlier poor planning 
efforts in siting and designing regional stormwater management facilities. The 
Study proposes 14 "good to excellent potential" shared SWM facility sites. Using 
available data at a planning scale level, the Study has effectively screened out 
environmentally sensitive areas, such as forests and wetlands, as well as overly 
large drainage areas, so that the proposed BMPs are realistically prioritized. 
More detailed engineering studies and assessment by County staff, as well as a 
state permit, are needed before a shared facility can be implemented. 



Model Limitatim.1s 
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Much of the Environmental and \,Yater Resources Study's work used mathe
matical models. All models are subject to limitations which must be kept in 
mind when the results are evaluated. For instance, the water quality models did 
not include the effects of any agricultural Best Management Practices (BMPs) 
other than conservation tillage (primarily no-till practices). Both the and 
the HSPF model considered a worst-case scenario where agriculture's water 
quality effects are largely unmitigated, thus inflating the projected nutrient 
loads. These assumptions should be considered before judging the land use rec
ommendations in the Master Plan. 

With the large lot zoning proposed in the Master Plan, more farmers will 
probably join the County's agricultural preservation program, which requires a 
Montgomery County Soil and Water Conservation District (MSCD) approved 
soil conservation plan. This Plan would require appropriate conservation prac
tices for each site, including any needed erosion and sediment practices, animal 
waste management, and stabilized waterways. According to MSCD, about 56 per
cent of the agricultural acreage in the County has a conservation plan. The 
BMPs associated with crop management are very cost-effective and can save the 
farmer enough money through reduced fertilizer, pesticide applications, and 
irrigation costs that they become attractive, especially with the government's 
cost-share programs. It is expected that these BMPs will become more prevalent 
and serve to improve water quality in the Ten Mile Creek watershed beyond its 
current "good" level. 

Another limitation is found in the use of the HSPF model. This model was 
an adaptation of a model used in an earlier study. At the time, Seneca Creek at 
MD 28 was used for the calibration and Little Seneca Lake had not been built. 
Due to limited funds, no additional water quality monitoring station could be 
set up and or new calibration could be done. However, considering the scope of 
the analysis, in staff's professional judgment, the results of the HSPF model 
runs are useful for comparing water quality impacts of alternative land use 
options. 

Finally, the NPS model likely underestimated pollutant removal in the miti
gation analysis of the shared stormwater management facilities. The model cal
culates pollutant removal efficiencies for ponds as a percentage of the average 
pollutant load reaching the pond. In this model, the pond only traps a fraction 
of the load for a homogeneous sub-area; but in reality, the pond would be locat
ed to trap runoff from the high density land uses clustered within a sub-area, 
while lower density uses that produce less pollutants would not drain to the 
pond. Thus, the shared facilities will be situated to catch the most polluted 
runoff, but the model cannot divide the sub-areas into small enough land use 
blocks to reflect this. 
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Conclusion 

The Environmental and Water Resources Study is just one component of the 
evaluation and research that was done to plan for maintenance of a healthy 
ecosystem in Clarksburg. Of the early land use options evaluated in the Study, 
the Transit Corridor Concentration (TCC) Option was evaluated most favorably. 
In addition to Study findings, the TCC Option has many more advantages in 
terms of overall environmental goals (such as more compact road networks, 
which involve less imperviousness and detriment to air quality, better energy 
conservation through concentration of density near transitway, and increased 
preservation of other natural resources like trees and wetlands). 

The Approved and Adopted Land Use Plan allows more development than 
the TCC option to help achieve housing and economic development goals. Some 
land use recommendations, like location of Site 30 or the Town Center, were 
based on other planning considerations recognizing fully that negative impact 
will have to be mitigated. The Plan includes a detailed discussion of these miti
gation strategies. 

Some people believe that spreading moderate intensity development 
throughout the entire Clarksburg Study Area may be environmentally accept
able. In the Planning Board's judgment, it may have a severe negative impact on 
Ten Mile Creek but will be tested in the area east of Ten Mile Creek due to hous
ing and employment needs. Ten Mile Creek has low base flow, shallow depth to 
bed rock, and soil that does not have the capacity to assimilate higher density 
runoff. It also has an expansive forest cover. By comparison, Little Seneca Creek 
has a larger base flow and more pervious soil with a greater capacity to absorb 
runoff. It is envisioned that Little Seneca Creek and the developed portions of 
Ten Mile Creek will be afforested and will undergo some stream restoration 
through development to help re-naturalize the watershed. 

The Study, with support from County, State, and federal agencies, represents 
the best available technical documentation produced for the development of any 
master plan to date. One may disagree with interpretation of the Study's results 
but the technical information provided is factual and accurate commensurate 
with the resources allocated to the effort. 
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The Environmental and Water Resources 

Table 9 

Study Results and Conclusion 

Study identified environmental constraints 
from existing published data and aerial pho
tos, as well as field data (primarily wetlands, 
floodplains, and steep slopes). 

Environmental inventory showed good diver
sity of floral and faunal sp~cies. The largest 
habitat (by acreage) is found along stream 
valleys in all three sub-watersheds (Little 
Seneca Creek, Ten Mile Creek, and Cabin 
Branch) to Little Seneca Lake. The other 
main habitat is upland hardwood forests, 
found along hillsides and high areas. The Ten 
Mile Creek watershed has the most upland 
hardwood forest acre age. 

Field data and aquatic sampling showed high 
sediment accumulation in Little Seneca 
Creek, whereas Ten Mile Creek was relatively 
free of sediment deposition. The Study con
cluded that Ten Mile Creek supports a more 
diverse benthic (stream bottom) macroinver
tebrate population than Little Seneca Creek, 
based on this and slight differences in diversi
ty indices. 

The groundwater pollution predictor method 
(DRASTIC) used in the Study indicated that 
the areas most sensitive to groundwater con
tamination are stream valleys. 

Master Plan Response 

Initial land use plans were formulated to pre
serve stream valley buffers. These will include 
steep slopes, floodplains, and most wetlands, as 
well as some areas included to pre serve trees 
and protect headwaters and adjacent steep slope 
areas. 

Bottomland hardwood forests will be preserved 
via stream buffers. The most extensive areas of 
upland hardwood forests are in the Ten Mile 
Creek area, which will largely consist of rural, 
low density zoning to take development pres
sure off the large contiguous forested areas out
side the stream buff er corridors. 

The Master Plan recommends low density zon
ing for the west side of Ten Mile Creek to con
tinue the rural land use patterns that so far have 
preserved healthy stream conditions that sup
port aquatic life. The areas of Ten Mile Creek 
slated for development are targeted for addition
al mitigation mea sures, such as a development 
limit on industrial sites and expanded green 
space on the residential portion. All streams will 
benefit from the stream buffers that will be 
implemented through the regulatory develop
ment process. 

Most groundwater recharge areas are on slopes 
adjacent to streams, which will be preserved in 
stream valley buffers, which will be expanded to 
include the highest risk areas identified by 
DRASTIC analysis. Recharge areas in Little 
Seneca Creek and Cabin Branch that do not fall 
in stream buffers will be covered by special 
development guidelines to be developed later. 
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Study Findings and Master Ph'm Response (cont.) Table 9 

The Environmental and Water Resources 
Study Results and Conclusion Master Plan Response 

By comparing existing land use to several 
urban land use scenarios, water quality model
ing (using HSPF and NPS models) indicated 
that agricultural pollutants, such as sediment 
and nutrients, would decrease as a watershed 
was urbanized, but urban pollutants (grease, 
oil trace metals, and toxic chemicals) would 
increase. Also, streams would expe rience lower 
baseflow, higher storm runoff rates and veloci
ties, and higher water temperatures as the 
watershed urbanized. Ten Mile Creek would 
experience moderate to severe impacts from 
runoff increase under the low density residen
tial zones proposed in the Suburban Pattern 
with Transit option. By contrast, Little Seneca 
Creek and Cabin Branch both were predicted 
to have only slight increases in runoff, even 
under higher densities than either the staff's 
land use plan (Transit Corridor Pattern option) 
or the Suburban Pattern option. 

Water quality modeling projected moderate 
to severe ther mal impacts to some stream 
reaches in Little Seneca Creek and Ten Mile 
Creek, which might disrupt cold-water fish 
habitats. 

The environmental impacts of increased 
stormwater runoff and pollutants can be 
reduced through mitigation by stormwater 
management. Stormwater management 
should combine on-site controls, especially 
for water quality treatment, with shared facil
ities where individual facilities are not practi
cal. After screening ·for suitable combinations 
of moderate-high density land use, little wet
land or forest impact and drainage area size, 
22 potential regional stormwater manage
ment locations were identified. 

The recommended land use plan limits these 
impacts as much as possible in the areas where 
development is necessary to meet Clarksburg's 
and the County's needs. The land use plan 
reduces urban pollutants by emphasizing mass 
transit and grouping higher density land uses 
into areas easily served by the existing and pro
posed road infrastructure. This option also pro
vides for more tree retention and open space, and 
less imperviousness than any other option con
sidered. Finally, this Plan is especially responsive 
to protecting the environmental features of the 
Ten Mile Creek watershed, where there is more 
upland forest, a healthier aquatic habitat, and 
lower and less constant baseflow, by keeping 
much of the area in agricultural open space. Agri 
cultural pollutants are expected to stabilize, and 
eventually decrease, as permanent farmers using 
Soil Conservation Service - approved best man
agement practices replace tenant farmers. 

The Master Plan recommends amending the 
Environmental Guidelines for Subdivision review 
to allow more careful environmental review in 
Special Protection Areas of Clarksburg. This 
includes areas expected to have thermal impacts 
from development. The County's water quality 
review process, expected to be adopted in 1994, 
will also assist in assessing effective BMP designs. 

The Master Plan calls for various environmental 
strategies to be implemented through the regula
tory process that will mitigate development's 
effects. Setting aside undisturbed stream buffers, 
reforesting open areas along streams, and 
designing, constructing, and maintaining envi
ronmentally sensitive stormwater management 
facilities are all considered mitigation measures. 
The Plan supports state-of-the-art stormwater 
management, and suggests that the sites identi 
fied as potential shared stormwater management 
facilities be considered for implementation by 
the County's Department of Environmental 
Protection during the regulatory review process. 
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Water Use Classes 

The Maryland Department of the Environment applies distinct designated 
water uses for the surface waters of the state, each having a specific set of stan
dards. The designated water uses and their standards are: 

A. USE I: WATER CONTACT RECREATION & PROTECTION OF 
AQUATIC LIFE 

Waters which are suitable for: water contact sports, play and leisure time 
activities where the human body may come in direct contact with the surface 
water, fishing, the growth and propagation of fish ( other than trout), other 
aquatic life and wildlife, agricultural water supply, and industrial water supply. 

Criteria for Use I waters: 
a. Bacteriological - there may not be any source of pathogenic or harmful 

organisms in sufficient quantities to constitute a public health hazard. A 
public health hazard will be presumed when: 

i. fecal coliform density exceeds a log mean of 200 per 100 ml based on 
minimum of 5 samples taken over 30 days; 

ii 10 percent of total number of samples exceed 400 per 100 ml; or 

iii. except when a sanitary survey approved by the Maryland Department 
of the Environment discloses no significant health hazard, (i) and (ii) 
do not apply. 

b. Dissolved Oxygen - may not be less than 5.0 mg/liter at any time. 

c. Temperature - maximum temperature outside the mixing zone may not 
exceed 90 degrees F (32 degrees C) or the ambient temperature of the sur
face waters, whichever is greater. A thermal barrier which adversely affects 
aquatic life may not be established. 

d. pH - Normal pH values may not be less than 6.5 or greater than 8.5. 

e. Turbidity - may not exceed levels detrimental to aquatic life. Turbidity in 
the surface waterresulting from any discharge may not exceed 150 units at 
any time or 50 units as a monthlyaverage. 

f. Toxic Substances - all toxic substance criteria to protect fresh water and 
estuarine and saltwater aquatic organisms, and the wholesomeness of fish 
for human consumption apply in fresh, estuarine and salt waters. (See 
COMAR 26.08.02.03-3.) 
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B. USE I-P: WATER CONTACT RECREATION, PROTECTION OF 
AQUATIC UFE, AND PUBLIC WATER SUPPLY 

Waters which are suited for all uses identified in Use I and use as a public 
water supply. 

Criteria for Use 1-P waters: 

a. The criteria for Use I waters (a)-(e) 

b. Toxic Substances - all toxic substances criteria to protect fresh water 
aquatic organisms and to protect public \,·ater supplies and the whole
someness of fish for human consumption apply. 

C. USE U: SHEU_HSH HARVESTING WATERS 

None in Montgomery County 

D. USE III: NATURAL TROUT WATERS 

Waters which are suitable for the growth and propagation of trout and which 
are capable of supporting self-sustaining trout populations and their associated 
food organisms. 

Criteria for Use III waters: 

a. Bacteriological - same as Use I waters 

b. Dissolved Oxygen - may not be less than 5.0 mg/liter at any time with a 
minimum daily average of not less than 6.0 mg/liter. 

c. Temperature - maximum temperature outside the mixing zone may not 
exceed 68 degrees F (20 degrees C) or the ambient temperature of the sur
face water, whichever is greater. A thermal barrier that adversely affects 
aquatic life may not be established. 

d. pH - same as Use I waters 

e. Turbidity - same as Use I waters 

f. Total Residual Chlorine (TRC) - except as provided in COMAR 
26.08.03.06, the Department may not issue a permit allowing the use of 
chlorine or chlorine compounds in the treatment of wastewater discharg
ing to Use III and III-P waters. 

g. Toxic Substances - all criteria to protect fresh water aquatic organisms and 
the wholesomeness of fish for human consumption apply. 

E. USE IH-P: NATURAL TROUT WATERS AND PUBLIC WATER SUPPLY 

Waters which include all uses identified for Use III waters and use as a pub
lic water supply. 



Criteria for Use III-P waters: 

a. The criteria for Use III waters (a)-(f) 

b. Toxic Substances - all toxic substances criteria to protect fresh water 
aquatic organisms and to protect public water supplies and the whole
someness of fish for human consumption apply. 

F. USE IV: RECREATIONAL TROUT WATERS 

Waters which are capable of holding or supporting adult trout for put and 
take fishing and which are managed as a special fishery by periodic stocking 
and seasonal catching (cold or warm waters). 

Criteria for Use IV waters: 

a. Bacteriological - same as Use I waters 

b. Dissolved Oxygen - same as Use I waters 

c. Temperature - maximum temperature outside the mixing zone may not 
exceed 75 degrees F (23 degrees C) or the ambient temperature of the sur
face water, whichever is greater. A thermal barrier that adversely affects 
aquatic life may not be established. 

d. pH -same as Use I waters 

e. Turbidity - same as Use I waters 

f. Toxic Substances - all toxic substance criteria to protect fresh water aquat
ic organisms and the wholesomeness of fish for human consumption 
apply. 

G. USE IV-P: RECREATIONAL TROUT WATERS AND PUBLIC WATER 
SUPPLY 

Waters which include all uses identified for Use IV waters and use as a pub
lic water supply. 

Criteria for Use IV-P waters: 

a. The criteria for Use IV waters (a)-(e) 

b. Toxic Substances - all toxic substances criteria to protect fresh water 
aquatic organisms and to protect public water supplies and the whole
someness of fish for human consumption apply. 

COMAR 26.08.02.04 Anti-Degradation Policy 

A Certain waters of this state possess an existing quality which is better than 
the water quality standards established for them. The quality of these 
waters shall be maintained unless: 
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1. The Department determines a change is justifiable as a result of neces
sary economic or social development, and 

2. A change will not diminish uses made of, or presently possible, in 
these waters. 

B. To accomplish the objective of maintaining existing water quality: 

1. New and existing point sources shall achieve the highest applicable 
statutory and regulatory effluent requirements, and 

2. Nonpoint sources shall achieve all cost effective and reasonable best 
management practices for nonpoint source control. 

C. The Department shall discourage the downgrading of any stream from a 
designated use with more stringent criteria to one with less stringent crite
ria. Downgrading may only be considered if: 

1. The designated use is not attainable because of natural causes, 

2. The designated use is not attainable because of irretrievable man
induced conditions, or 

3. Controls more stringent than the effluent limitations and national 
performance standards mandated by the Federal Act, and required by 
the Department, would result in substantial and widespread econom
ic and social impact. 

D. The Department shall provide public notice and opportunity for a public 
hearing on the proposed change before: 

1. Permitting a change in high quality waters; or 

2. Downgrading any stream use designation. 

E. Water which does not meet the standards established for it shall be 
improved to meet the standards. 
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State Water Class Uses for Montgomery County Streams Table 10 

Use 

Use I 

Use I-P 

Use II 

Use III 

Use III-P 

Waters 

C*.) . ..1:}~.t~~ .. R~t1:1.t. .. 13.~.~1:1c:.~ 
(*) Sligo Creek 
(*) Rock Creek 

(*) Patuxent River and all tribu
taries except those designated 

. .... 1?~1()':Y '1~ l}S('. IJI~p._()1:JY~P . 
(*) Potomac River and all tribu-

taries except those designated 

Limits 

Below MD 28 

Upstream of Rocky Gorge 

. _a?U?e!H,)I-p IV,_.or.IV-p_.............. ..... ..... ... ........ . ......................... . 
(*) Little Seneca Creek and Little 

Seneca Lake 
Between the lake and the B&O 
Railroad Bridge and below conflu
ence of Bucklodge Branch including 

........................................................................................................ Bucklodge. Branch .................................................. . 
(*) .. Little.Monocacy River .................................................................................................................... . 

Bennet Creek 

(*) ... Great .. Seneca .. Creek .............................................................................................................................................. . 
(*) Little Seneca Creek Cabin Above confluence with Little Seneca 

Branch Lake 
····································•·······················•···•···································································································•············•····•·····················•··· 

Ten Mile Creek 

(*) Dry Seneca Creek 

None 

Above confluence with Little Seneca 
Lake 

(*) Paint Branch and all tributaries Upstream of Capital Beltway (I-495) 
(*) Rock Creek and all tributaries Upstream of Muncaster Mill Road .. 
(*) North Branch Rock Creek and Upstream of Muncaster Mill Road 

all tributaries 

(*) Little Bennett Creek and all 
tributaries 

Upstream of MD 355 

( *) Furnace Branch. . . .. ... . . . . . . . . . . . .. . ........ ···----··----·----

( *) Patuxent River and all Upstream of Triadelphia Reservoir 
tributaries 

(*) Little SenecaCreek and all · · · · 

tributaries 

(*) Wildcat Branch of Great 
Seneca Creek 

Downstream of Little Seneca.Take .. 
between the B&O Railroad Bridge 
and the confluence with Bucklodge 
Branch 
Upstream of Great Seneca Creek 

Clarksburg Master Plan and Hyattstown Special Study Area "I l\1.-\RYLA,D-'.'iATIO, . .\L C.-\PIT . .\L 

PARK &: PL-I. ,:-;i,G 
Co\1\11ss10, APPROVED AND ADOPTED JUNE 1994 
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State Wate:r Class Uses for Montgomery County Streams (cont.) Table 10 

Use 

Use IV 

Use IV-P 

"I MARYLA'iD-NATIO:s;AL CAPITAL 
PARK & PLA'i:S:l:S:G 

CO\l\!ISSIO:S: 

Waters 

(*) Rock Creek and all tributaries 
(*) Northwest Branch and all trib
utaries 

Limits 

From MD 28 to Muncaster Mill 
Road Upstream of East-West 
Highway (MD 410) 

(*) Patuxent River and all tribu- Between Rocky Gorge and 
taries Triadelphia 

Reservoirs, including Triadelphia 
Reservoir ··········· ..... . ......................................... ················································· ··················--·············· 

(*) Little Seneca Creek and all trib- Upstream of Little Seneca Lake 
utai ,es 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 



Use Designation of Ten Mile Creek 

Background Materials 

The Planning Board held a Public Forum to seek comments on whether the des
ignation of Ten Mile Creek as a Use 1-P by the Maryland Department of the 
Environment rather than Use IV-P should be the basis for re-examining and 
modifying land use recommendations for the Ten Mile Creek Drainage Area. A 
summary of the public testimony is attached as well as a copy of the staff report 
to the Planning Board. 
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ENVIRONMENTAL 
PLAN 



A. Letter from Planning Board to Montgomery County 
Council dated January 28, 1994 discussing the 
designation of Ten Mile Creek as a Use 1-P rather than 
Use IV-P. 
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THE I MARYL+ O-NATIONAL CAPITAL PARK AND PLANNIN COMMISSION 

pp 
C 

8787 Georgia Avenue • Silver Spring, Maryland 20910-3760 

(301 ) 495-4605 

Montgomery County Planning Board 
Office of the Chairman · 

January 28, 1994 

The Honorable William E. Hanna, Jr. 
President 
Montgomery County Council 
Stella B. Werner Council Office Building 
100 Maryland Avenue 
Rockville, MD 20850 

Dear Mr. Hanna: 

On January 6th, the Planning Board held a Public Forum to seek 
comment on whether the designation of Ten Mile Creek as a Use I-P 
by the Maryland Department of the Environment rather than Use IV-P 
should be the basis for re-examining and modifying land use 
recommendations for the Ten Mile Creek Drainage Area. A summary of 
the public testimony is attached as well as a copy of the staff 
report to the Board. Staff will forward a complete package of 
correspondence received on this matter under separate cover. 

On January 27, the 
considered whether 
reconsideration of 
(Final) Draft Plan. 

Planning Board discussed the testimony and 
the change should be the basis for 

the recommendations in the Planning Board 

The Planning Board did not reach consensus on this issue. Two of 
the members, Com.missioner Baptiste and myself, continue to support 
the Draft Plan's land use recommendations for the Ten Mile Creek 
Drainage Area. Ten Mile Creek is a high quality cold water habitat 
and that fact is indisputable, regardless of the state use 
designation. I believe you will find in your review of the 
testimony that there is general agreement on this fact. 

To help the PHED Committee better understand the many public policy 
issues that influence the recommended land use pattern for Ten Mile 
Creek, Commissioner Baptiste and I have included the draft language 
requested by the County Executive at the Public Forum and prepared 
by staff as an attachment to this letter. 

Commissioners Ruthann Aron and Davis Richardson continue to have 
strong reservations about the land use pattern for Ten Mile Creek. 
Commissioner Aron stated that the change in use designation from 
IV-P to I-P only reinforces her commitment to a compromise 
residential land use pattern west of I-270. Commissioner 
Richardson expressed his belief that the Plan treats Ten Mile Creek 
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The Honorable William E. Hanna, Jr. 
Page 2 
January 28, 1994 

in a manner that is out of proportion to its designation as a Use 
I-P and reiterated his concerns about the lack of environmental 
controls for proposed public use development on Site 30. 

I have urged members of the Board to attend the PHED worksession on 
Ten Mile Creek to express their views and opinions •. As always we 
look forward to working with you as the Draft Plan goes forward. 

Sincerely, 

11~~ 
Acting Chair 

NMF:md 
Attachment 

N:\TMCNMF.let 
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THE I M.ARYL~NO-NATIONAL 

pp 
CAPITAL PARK AND PLANNING COMMISSION 

8787 Georgia Avenue• Silver Spring, Maryland 20910-3760 

•c 
January J, 1994 

TO: Montgomery County Planning Board 

FROM: Environmenta~ Planning Division 
Community Planning Division 

SUBJECT: Planning Board (Final) Draft Clarksburg Master Plan: 
Background Materials for Public Forum on Use 
Designation of Ten Mile Creek 

The topic of the January 6 Public Forum is whether the fact 
that Ten Mile Creek is currently designated Use I-P by the Maryland 
state Department of the Environment rather than Use IV-P should be 
the basis for re-examining and modifying land use recommendations 
for the Ten Mile Creek Drainage Area. This review was requested by 
the county Council Planning, Housing, and Economic Development 
(PHED) Committee at a recent Clarksburg Master Plan worksession. 

No other Master Plan issues are before the Planning Board at 
this time. Staff will respond to the Public Forum comments and 
make a recommendation to the Planning Board prior to the next 
scheduled County Council Worksession on the Master Plan (January 
31). 

Background 

Throughout the Clarksburg Master Plan process, Ten Mile Creek 
has been referred to as a Use IV-P stream. This assumption is 
reflected in the Planning Board (Final) Draft Plan on page 138 
where the Plan states: 

Streams in the Little Seneca Lake watershed are designated as 
suitable for recreational trout populations (put-and-take, or 
periodic stocking and seasonal catching) by the Maryland 
Department of the Environment {Use IV-P) and have associated 
standards for temperature and chlorine. Water temperature 
must remain cool to keep this designation. {See Stream 
Designation Listing of Montgomery County Streams in the 
Technical Appendix.) 
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Also, the Technical Appendix for the Plan includes as Figure 
14 a map showing Little Seneca Creek watershed as Use IV-P within 
the Clarksburg Study Area (see Attachment 1). 

In November, while investigating a site on the Lake Churchill 
tributary in Germantown, the Planning Department staff found that 
not all tributaries to Little Seneca Lake are designated Use IV-P® 
Subsequent investigation revealed that above Little Seneca Lak.e 0 

only Little Seneca Creek proper is currently designated Use IV-Pin 
Code Maryland Regulations (see Attachment 2). All other 

tributaries, including Ten Mi Creek and Cabin Branch are 
designated Use I-P. 

An analysis of legislative history reveals that in 1974 (in 
the Department of Natural Resources Regulations) and again in 1978 
(in the Code of Maryland Regulations), the state designated Little 
Seneca Creek and all its tributaries above Route 28 as "trout 
streams" with regard to fishing in the non-tidal waters of 
Maryland. In 1980, Department of Natural Resources built on these 
regulations, introducing the use designations as we know them today 
to protect fisheries from water pollution. The new regulations 
also modified the designations on many streams throughout the state 
that would be affected. At that time, a specific state coordinate 
point was incorporated into the listing for Little Seneca Creek and 
all its tributaries. This moved the Use IV designation consid
erably upstream, above the point where the Lake Churchill tributary 
joins the mainstem and downgrading a considerable length of the 
mainstem, including Cabin Branch and Ten Mile Creek. 

According to the Maryland Department of the Environment (which 
has since been delegated the responsibility for water use designa
tion), no evidence exists in the file regarding the reason for this 
chang~, nor is any testimony recorded for or against it. Appar
ently, this change went unnoticed by all local agencies and envi
ronmental groups alike. The coordinate point had no description of 
its location. All reports by any agency or consultant done since 
that time list Ten Mile Creek and Cabin Branch as Use IV streams. 
The 99 P 90 designation was added after the construction of the dam to 
reflect the fact that these areas drain to a public water supply. 

RELATION OF CHANGE IN USE DESIGNATION TO CLARKSBURG MASTER PLAN 
LAND USE RECOMMENDATIONS FOR TEN MILE CREEK AREA 

The Planning Board (Final) Draft Master Plan land use 
recommendations for Ten Mile Creek drainage area are shown in 
Attachment J. 

This land use pattern reflects the following Plan objectives: 

• Create a land use pattern for the Town Center portion of 
the Ten Mile Creek area which balances community building 
objectives with environmental concerns (Page 50). 

Recommend a land use pattern west of Ten Mile Creek which 
is supportive of the Agricultural Reserve (Page 84). 



Recommend a land use pattern east of Ten Mile Creek which 
supports the continuation of the Ten Mile Creek as a 
significant environmental asset (Page 86). 

Provide general guidance in terms of future potential 
uses of County owned land (Page 88). 

These objectives, especially the one relating to land use east 
of Ten Mile Creek, reflect environmental concerns based on studies 
done as part of the Master Plan process. 

As noted in the Planning Board Draft Plan on page 139: 

A year long field sampling and laboratory assessment of 
aquatic life will be completed iri December, · 1993 by the 
Montgomery County Planning Department. The study uses the EPA 
Rapid Bioassessment Protocol II to establish baseline 
information on biotic conditions as indicators of water 
quality. Preliminary results for Ten Mile Creek and Little 
Seneca Creek show that they continue to support a wide variety 
of aquatic life. There is no evidence of long-term damage 
from temperature impact_s. The results confirm that the 
tributaries are functioning as healthy Use IV~P streams. Ten 
Mile Creek was found to have slightly more di verse and 
pollution-sensitive macroinvertebrates than Little Seneca 
creek. · 

Staff studies, as well as those done by consultants during the 
Master Plan process, show that the stream is a·n excellent cold 
water habitat. · 

If it was known earlier in the Master Plan process that Ten 
Mile Creek was designated Use I-P, staff would certainly have 
worked with the State and Department of Environmental Protection to 
conduct the tests necessary to ascertain the appropriate 
designation. A critical piece of information that is missing from 
the State's point of view is continuous temperature monitoring 
during the summer. Random tests taken last summer have indicated 
temperatures within the proper range, but they were not continuous. 

REVIEW OF PREVIOUS PLANNING BOARD WORKSESSION ON TEN MILE CREEK 
AREA 

Attached is the packet prepared by staff as background to the 
Planning Board's September 17, 1992 discussion of the Ten Mile 
Creek Area. 

The State of Maryland's current designation of Ten Mile creek 
as Use I-Prather than use IV-P does not alter the basic conclusion 
of the staff report: 

Staff is recommending that the Planning Board approve [a land 
use pattern], which emphasizes rural and open space land uses 
west of I-270. concern about the environmental impacts of 
development on Ten Mile Creek is the basis for this 
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recommendation .. ·'. As~-discussed later in this report, · [al.lowing 
residential development east Ten Mile Creek] does achieve 
public policy objectives concerning housing and the creation 
of additional TDR receiving areas. However, staff has 
concluded that the desirability of protecting Ten Mile Creek, 
a relatively fragile stream, from additional development 
impacts should be the most important public policy governing 
land usee 

After a lengthy discussion what the key public policy 
objectives should be in the Ten Mile Creek watershed, the Planning 
Board members voted J-2 to endorse staff's recommendation0 

LC:ss/b:tenmile/ss 

Attachments 
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State Water Class Uses for Montgomery 
County Streams Attachment 1 
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72 Attachment 2 

Uae Waters . MCGS 

M. SUB-BASIN 02-14-01: LOWER POTOMAC RIVER AREA 
(1) Use 1-P: Tilghman Lake Reservoir . 817/260 
(2) Use Il: All estuarine portions of tributaries except From 723.8/211.8 Above line from Smith Pt. to 

Potomac River and tn"butaries 
(3) Use Ill: None 
(4) Use ill-P: None 
(5) Use IV: None 
(6) Use IV-P: None 

to 710.9/205.3 Simms Pt. 

N. SUB-BASIN 02-14-02: WASHINGTON METROPOLITA...~ AREA 
(1) Use I-P: Potomac River and all tributaries except 

· those designated below as Use m, Use m-P, Use IV, 
or Use IV-P 

(2) Use Il: None 
(3) Use m: 

(a) Paint Branch and all tributaries 
(b) Rock Creek and all tributaries 
(c) North Branch Rock Creek and all tributaries 

(4) Use ID-P: Little Seneca Creek and all tributaries 

(5) Use IV: 
(a) Rock Creek and all tributaries 

Use Waters 

(b) Northwest Branch and all tributaries 

761.5/401 

815.2/433.2 
764/475 
Til.5/468 
From 704/477.4 
to 716/491.3 

From 769.2/451.1 
to 764/475 

MCGS 

809/413 

From MD/DC line to Freder
ick/Montgomery County line 

Above Capital Beltway 0-495) 
Above Muncaster Mill Road 
Above Muncaster Mill Road 
From the stream's confluence 
with Bucklodge Branch to . the 
Baltimore and Ohio railroad 
bridge (see Regulation 
.03-3E(l) of this chapter) 

From Rt. 28 to Muncaster Mill 
Road 

Limits 

Above East-West Highway (Rt. 

z 

f 
~ 

410) t 
.... (6) Use IV-P: Little Seneca Creek and all tributaries 719.2/497.4 s .. 

0. SUB-BASIN 02-14-03: MIDDLE POTOMAC RIVER AREA 
(1) Use 1-P: Potomac River and all tributaries ~cept 671/505.9 From Frederick/Montgomery 

those designated below as Use ID-P or Use IV-P County line to confluence with 
(2) Use Il: None Shenandoah River 
(3) Use ID: None 
(4) Use ID-P: .: 

(a) Tuscarora Creek and all tributaries 694/592 :. 
,c 

en (b) Carroll Creek and all tributaries . 678.5/579.5 Above U.S. Route 15 -0 ::: 
0 (c) Rocky Fountain Run and all tributaries 681/546 :i 

i (d) Fishing Creek and all tributaries 689.2/609.2 :1: 
(e) Hunting Creek and all tributaries 698.5/625.5 

... -
(f) Owens Creek and all tributaries 705.9/635.9 
(g) Friends Creek and all tributaries 697.2/689.1 
(h) Catoctin Creek and all tributaries 640.6/589.8 Above Alternate U.S. Route 40 
(i) Little Bennett Creek and all tributaries 697/532 Above MD Route 355 
G) Furnace Branch 675/514 

(5) Uae IV: None 
(6) Use IV-P: 

CD (a) Monocacy River and tributaries except those 696/570 Above U.S. Route 40 C 
-:i designated above as Use m-P ':' 
~ (b) Catoctin Creek 640.6/538 Mainstem only, below Alternate 
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Ten Creek Drainage Area Attachment 3 
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B. Planning Board Staff Response on Use Designation 
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pp 
CAPITAL PARK AND PLANNING COMMISSION 

8787 Georgia Avenue• Silver Spring, Maryland 20910-3760 

•c 
Agenda Date: September 17, 1992 

Agenda Item: #23 

September 14, 1992 

MEMORANDUM 

TO: Montgomery County Planning Board 

FROM: Lyn Colem~~rdinator, Community Planning Division 

SUBJECT: Worksession #5: Preliminary Draft Clarksburg Master 
Plan and Hyattstown Special Study Area for Properties: 
Area West of I-270 

PROPOSED AGENDA 

The area west of I-270 includes the two analysis areas shown on 
page 2: the cabin Branch Neighborhood and the Ten Mile creek area. 

The proposed agenda is as follows: 

I. overview of Opportunities and constraints West of I-270 

This will be an oral presentation by staff at the 
worksession and will include a brief slide show. 

II. Presentation of Land Use Plan Options for West of I-270 

A. Options included in the Preliminary Draft Plan 

1. Transit Corridor Pattern (see page 100 of Plan) 

B 

2. Suburban Pattern with Transit (see page 106 of Plan) 

B. Modified options prepared by staff in response to 
Public Hearing testimony 

Packet reference: -© 
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__ Analysis Areas 

ANALYSIS AREA BOUNDARY 

II 1111 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 

MARYLA,D-NATIO,AL CAPITAL 
PARK & PL.-1_,,1,c 
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III. staff Analysis Modified Land Use Plan Options 

A. Relationship to Master Plan Policies 

B. Relationship to County-wide Housing Needs 

c. Relationship to County-wide Employment Needs 

Packet reference: -
IV. Discussion of Staff Recommendation: Modified Tram.it 

corridor Pattern 

Packet reference: 

Packet reference: 

PROPOSED REVISIONS TO WORKSESSION SCHEDULE AND TOPICS 

79 

The tentative schedule for the remaining work.sessions is shown as 
Attachment 1. Staff has recently received an alternative development 
concept for the 670 ire Slidell/Shiloh Church properties west of Ten 
Mile creek (see page • This concept is not part of the Public , 
Hearing record. If e Planning Board wishes to discuss this proposal 
in any detail, an additional worksession will be necessary. 

PRESENTATION OF THE CUMULATIVE EFFECT OF ALL PROPOSED REVISIONS TO 
DATE IN TERMS OF DEVELOPMENT YIELDS AND RECOMMENDED HOUSING MIX 

Attachment 2 su:mmarizes all the Planning Board recommended 
changes in terms of development yields. 

staff recommended changes for the cabin Branch Neighborhood and 
Ten Mile Creek Area are also shown. The rationale for these changes 
is discussed in the analysis portion of the packet. 

The recommended housing mix guidelines are included as Attachment 
3. The changes being proposed for the Cabin Branch Neighborhood are 
consistent with the guidelines approved by the Board for the Newcut 
Road Neighborhood. 
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ATTACHMENT l 

PRELIMINARY DRAFT CLARKSBURG MASTER PLAN 
AND HYATTSTOWN SPECIAL STUDY AREA 

DATE 

May 21 

June 25 

July 9 

August 3 

TENTATIVE WORKSESSION SCHEDULE 

TOPIC 

Planning Policies 

Town Center 

Environmental overview 
Byattstown Special Study Area 

Transit corridor District 
Newcut Road Neighborhood 
Ridge Road Transition Area 
Brink Road Transition Area 

September 17 West of I-270 

october 15 

- Ten Mile Creek Area 
... cabin Branch Neighborhood 

Byattstown Special Study Area 
Transportation 

TIME 

Completed 

Completed 

Completed 

Completed 

Evening 

To be determined 

Phasing Concepts To be determined 
Historic Resources 
Environmental Plan Recommendations 

Implementation 
Greenways/Parks 
Other Public Facilities 

Approval to Print Final 
Draft. Plan 

To be determined 

To be determined 

Revised: 8/92 



ATTACHMENT .2. 

~TIVJ: EFFECT OF PROPOSED PLANNING BOARD AND STAFF REVISIONS 
IN TERMS OF DEVELOPMENT YIELDS AND RECOMMENDED HOUSING HIX* 

Preliminary Staff Recommended 
Drc,.ft Plan Changes 

Analysis Area Acres Dwelling Units Dwelling Units 

Town Centti 
District 550 4,000 3,000 

Trans~t ** 
Corridor 980 3,800 3,100 

Newcut Road ** 
Neighborhood l,060 4,620 4,000 

Ridge ~o~d ** 
TransJ.tion Area 900 320 320 

Brink ~o~d ** 
Transition Area 860 1,840 1,840 

Cabin Branch 
Neighborhood 960 2,600 2,250 

Ten Milt Creek 
Area 3,600 340 340 

TOTAL 8,910 17,520 14,850 

* 
** 

Densities include Moderately-Priced Dwelling Units (MPDU's). 

Changes reflect Planning Board direction at previous 
worksessions. 

*** An alternative land-use pattern for this area is included in the 
packet. This pattern would increase the number of dwelling 
units by approximately 1,000. 

source: Community Planning Staff, September 1992 
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SUMMARY OF RECONMBHl>ED PLINNDlG BOARD AHD STAFF CBAHGES TO 
PRELIMINARY DRAFT RBCOMHENJ)ED BOUSDG MIX Gt1%DELXNES 

Preliminaey Draft Plan 

Mul.ti-Fam~lY Attaa1si ~tached 
' 

Town center 30 - 501 35 - 551 5 - 151 

Transit corridor 30 - 501 25 - 351 10 - 201 

Heweut Road Heigbborhood 5 - 151 55 - 651 25 - 351 

Cabin Branch Neighborhood 5 - 151 55 - 651 25 - 351 

Multi-Family Attached Detached 

* Town Center 25 - 451 30 • 501 10 - 201 

Transit Corridor:* 
Transitway 30 - SOI 40 - 601 5 - 101 
HD 355 5 - 101 30 - 401 50 - 601 

Hewcut Road Neighborhood* 10 - 201 35 - 451 45 - 551 

cabin Branch Neighborhood 10 - 201 35 - 341 45 - 551 

* In accord with Planning Board direction at previous worksessions. 

source: commnity Planning Staff, Septabar 1992. 



AREA WEST OF I-270 
OVERVIEW OF LAND USE OPTIONS AND STAFF RBCOMMBHDATION 

BACXGROlJND 

The Preliniuary Draft Master Plan includes two land use plan 
options: Transit corridor and Suburban Pattern with Transit. 
Each of these options presents a very different vision for the 
area west of I-270. A great deal of Public Bearing testimony 
focused on these two options. Many alternative ideas about how 
the area should develop were presented at the Public Bearing as 
well as after the Bearing. 

To enable the Board to consider the alternative approaches raised 
at the Public Bearing, staff has prepared •odified versions of 
both the Transit··Corridor and Suburban Pattern~ ~it Op
tions. The modified versions are shown on page~an~ 

Staff is recmmend:ing tbat the Bo,ud approve the llncUfied Transit 
Corridor option, which 811Pba•iz- rural. and open space land uses 
west of I-270. Concern about the envizomlental iJllpac::ta of devel
opaent on 'J!an Kile craeJt ia tba basis :for this rec, ,F&-tnda'9.ion. 
As discussed later in this report, the Modified Suburban Pattern 
with Transit does achieve public policy ol:>jactives concerning 
housing and the creation of additional TDR receiving areas. 
However, staff has concluded that the deairal:)ility of protecting 
Ten Mile creek, a relatively fragile streut, froa additional 
development impacts should J:Ml the 110at illportant public policy 
governing land use. 

DISCUSSION OF LAND USE PLAN OPTIONS 

The Trans~ Corridor Option in the Preliminary Draft Master Plan 
(see page(&)) limits developaent west of I-270 to the cabin 
Branch Neighborhood. 

The llodified '.rranait corridor Option ( ••• pa9e(i) ) continues 
this concept but reduces densities in the cabin Branch 
Neighborhood. The most significant reason densities are being 
reduced relates to housing aix. Staff is raCOlllllending that the 
proposed housing llix guidel.ines of cabin Branch Heigbl>orhood be 
11odified to include 45-551 detached units rather than the 25-351 
recollllllended in the Preliminary Draft Plan: 

Cabin Branch Neighborhood Recommended Housing Mix 

Prelilllinary Draft 

staff Rec0111JDended Changes 

Multi r,w11v Attached 
5 - 151 

10 - 201 

55 - 651 

35 - 451 

Detached 

25 - 351 

45 - !551 

83 
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Modified - Transit Corridor 
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Suburban Pattern with Transit 
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Modified - Suburban Pattern with Transit 
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This amendment responds ta the desire expressed by the Clarksburg 
Advisory Committee and many citizens at the PUblic Bearing to 
increase the percentage guidelines relating ta detached units. 

The proposed mix of housing types is consistent with the mix 
approved by the Planning Board far the Hewcut Raad Neighborhood 
at an earlier warksessian. 

The SUburban Pattern with Transit Option ( see page(!/) ) as shown 
in the Preliminary Draft Master Plan envisions the entire west 
side being developed, primarily as single family detached resi
dences. Properties adjoining I-270 are proposed as employment. 

The Jladified SUbmban Pattern with Transit Option ( see page@ ) 
amends this vision far the west side as fallows: 

a The properties west of Ten Mile Creek are designated 
rural ta provide a transition ta the Agricultural 
Reserve area west of Slidell Raad. 

o Approximately 550 acres between Ten Mile creek 
and MD 121 are designated far residential development 
at a density of 2 dwelling units per acre. 

o Employment uses are limited ta properties south of 
Site 30. 

A tabular comparison of all the options is shown in Table 1. 

staff has concentrated our analysis on the two "modified" op
tions. Both options recommend the area west of Ten Mile Creek 
continue in rural and agricultural land uses. This basic 
strategy west of the creek was endorsed by the Planning Board at 
the first worksession on Plan policies. 

Since the Public Bearing, a cansortimi of land owners west of Ten 
Mile Creek have prepared a land use concept which involves clus
tering of residential units on a port<!' of the land and retain
ing 600 acres in open space ( see page 11/.,. ) • This proposal is not 
part of the PUblic Bearing record and s submitted to staff an 
September 10, tao late ta be included in the packet. Staff will 
summarize the concept for the Board at the worksession: if the 
Board wishes ta discuss the proposal in mare detail, we will 
reschedule it far a later warksession. 

STAFF ANALYSIS 

Relation to Plan Policies 

The Preliminary Draft Plan includes a series of Plan Policies 
(see pages 25-43 of Plan) which form the basis far all the land 
use plan recommendations. The relationship of the Modified 
Suburban Pattern with Transit Option to these policies is shown 
in Table 2. (Staff will be prepared to discuss these in mare 



Transit Corridor 
Pattern 

a) Preliminary 
Draft 

b) Modified 

Table 1 

COMPARISON OF OPTIONS: WEST OF I-270 
CLARKSBURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY AREA 

Cabin Branch 
Neighborhood 

DU's Sq.Ft. 

2,600 100,000 

2,250 100,000 

Clarksburg 
Road West 

DU'S Sq.Ft. 

200 0 

200 0 

Ten Mile 
Creek West 

DU'S Sq.Ft. 

Agricultural 
Reserve 

Agricultural 
Reserve 

Total West 
of I-270 

DU's Sq.Ft. 

2,800 100,000 

2,450 100,000 

------------------------------------------------------------------------------------------
~yburban Pattern 
!iitb transit 

DU's Sq.Ft. DU's Sq.Ft. DU's Sq.Ft. DU's Sq.Ft. 

a) Preliminary 2,180 1.8-3. 0 2,500 3.0-5.0 4,200 0 8,880 4.8-8.0 
Draft million million million 

b) Modified 1,830 2.3-2.5 1,200 700,000 Rural and 3,030 3.0-3.2 
million Agricultural million 

Reserve 

NOTE: o "Clarksburg Road West" refers to the area between Clarksburg Road (MD 121) and 
Ten Mile Creek. 

o "Ten Mile Creek West" refers to the area between Ten Mile creek and the planning 
area boundary. 

1~ 



90 

TABLE 2 

RELATION OF "MODIFIED SUBURBAN PATTERN 
WITH TRANSIT OPTION~ PLAN POLICIES 

PLANNING UVCM:\.A.I APPROVED 
CLARKSBURG MASTER 
PLAN POLJ:CY: 

2. 

3. 

4. 

5. 

6. 

Town of Development 

Preservation of the Natural 
Environment· 

Greenway Network 

Transit System 

Hierarchy of Roads 

Town Center 

STAFF ANALYSIS: 

addition of 1000 units 
would not compromise the 
town concept envisioned 
Clarksburg. 

This area is characterized by 
many sensitive environmental 
features including: 

- Extensive forest cover 
.... Low base in Ten Mile creek 
- Relatively high diversity 

index for plants and animals 

Protecting the environment 
from development-related 
impacts, such as run-off and 
erosion, will require heavy 
reliance on mitigation 
measures. 

No implication for the 
greenway concept. 

MD 121 does have good 
potential in terms of transit 
service because it will 
connect to a future 
transit stop east of I-270 
and to the existing MARC 
station in Boyds. 

This proposal will not require 
changes to the Master Plan 
designation of MD 121 as a 
2-lane road within an aoe 
right-of-way. 

No implication for Town 
Center policy. 



7. 

8. 

Transit and Pedestrian= 
oriented Neighborhoods 

Employment Along the 
I-270 Corridor 

Farmland Preservation 

The illustrative plan concept 
presented at the Public 
Hearing basically achieves 
this Plan policy. 
The proposal for employment 
west of I-270 does not 
address any short-term or 
long-term County need. The 
issue of noise is not justifi= 
cation for employment uses. 

Creating TDR receiving areas 
is an essential component of 
county-wide farmland preser
vation strategy. If the west 
side develops with TDR's, a 
major contribution to the 
creation of receiving areas 
will be made. 

91 
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detail at the worksession.) 

The major concern regarding this option relates to the Plan 
Policy supporting preservation of the natural environment. All 
of the environmental studies done as part of this Master Plan 
process have identified Ten Mile Creek as a fragile stream due to 
its low base flow and highly erodible stream banks. In this 
respect, Ten Mile Creek differs from other streams in the study 
Area and merits special consideration. 

The headwaters of Ten Mile Creek are located east of I-270 in the 
Town Center District ( see page Iii\ ) . The Master Plan objective 
to create a Town Center near t!ii'historic district and along the 
proposed transit-way has resulted in development being proposed 
near the headwaters. Thus, a portion of the Ten Mile Creek will 
be affected by development east of I-270. 

West of I-270, the county owns a large parcel, now planned for 
a detention center. This use will also drain to Ten Mile Creek. 

The CWIUlative effect of these two future development areas on 
Ten Mile creek, coupled with an additional 1,000 units as pro
posed in this modified option west of MD 121, is of serious 
concern. Although the de·velopers have prepared an illustrative 
subdivision plan which preserves substantial open space, proposes 
sewer lines outside streams, and includes a stormwater management 
concept, the successful protection of the stream will require a 
level of management and monitoring which, to date, has not been 
standard public policy. The stormwater management ponds, for 
example, which are so critical to protecting the stream water 
quality are presently expected to be managed by the homeowners 
association. This is a serious drawback. Public maintenance 
would be preferable but the County has a very limited history of 
maintaining stormwater ponds. The proposed stormwater management 
tax bas yet to be acted upon. 

The Modified Suburban Pattern with Transit Option would"be very 
supportive of the Plan policy relating to farmland preservation 
if development occurred in accord with the TDR program. Assuming 
a TOR density of 2 to 3 units per acre, a market for an addition
al 300 to soo development rights would be created. Testimony by 
both the County Executive and the Farmland Advisory committee 
stressed the importance of identifying more TOR receiving areas 
in Clarksburg: the Modified Suburban Pattern with Transit Option 
would help address this issue. 

Relationship to County-Wide Housing Needs 

The Modified Suburban Pattern with Transit will add an additional 
1,000 units to the Clarksburg Plan. This increase in residential 
units will not substantively affect Clarksburg's projected share 
of the County's long-term residential growth. 
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The most significant housing impact relates to the type of units. 
The density proposed in the Modified Suburban Pattern Option (2-J 
units per acre) is intended to encourage single-family detached 
units. According to data compiled by the Research Division, 
there is relatively little land left in the County planned for 
densities of 2-3 units per acre (the R-200 Zone). The potential 
yield of this remaining land is approximately e,ooo units. The 
Modified Suburban Pattern Option would increase this number to 
roughly 9,200 units - a 15% increase@ coupled with the 
number of detached units proposed east of I-270 in Clarksburg, 
the increase becomes even more significant. 

According to the General Plan Refinement, between 1910 and 1990, 
single-family detached houses declined from a 68 percent share of 
the Montgomery County housing stock to a 52 percent share. This 
trend is expected to continue as land scarcity leads to higher 
land prices and pressure for higher densities in the urban ring 
and most of the I-270 corridor. Meanwhile the General Plan 
guiding principle of variety and choice in housing will become 
increasingly difficult to achieve in the case of single-family 
detached housing. 

Single-family detached housing is the housing type strongly 
preferred by an overwhelming majority of home-buyers. The west 
side of I-270 in Clar:Jtsburg represents one of the very few re
maining opportunities in the County to add to the County's 
planned capacity for such housing in a manner consistent with :the 
concept of "wedges and corridors". 

Relationship to County-Wide Employment Needs 

The Modified Suburban Pattern Option includes a substantial 
amount of employment uses - from 3.0 to 3.2 million square feet. 

This a.mount of employment is not needed to meet near-term or 
long-term employment demand. As stated in the General Plan 
Refinement Fact Sheet on Economic Activity: 

If growth were to continue at the average annual rate 
of the years between 1970 and 1990, Montgomery county 
would have enough zoned capacity for jobs well beyond 
2,040, based on the low estimate of capacity. 

-- . 
The Clarksburg Planning Area already has a largely vacant office 
park (Gateway 270) which is approved for 1,000,000 square feet of 
floor area. The mostly vacant Comsat site also has capacity for 
significant new development - which could reach a theoretical 
high of 3 to 5 million square feet. Both these parcels are locat
ed near the pr.oposed transitway and should be the focus of all 
future economic development in Clarksburg. 



STAFF RECOMMENDATION 

Both the Modified Transit Corridor and the Modified Suburban 
Pattern with Transit Options achieve certain public policy 
tives: one emphasizes environmental preservation policies, 
other helps to implement housing and farmland preservation poli
cies .. 

After care:ful.ly weighing these con.peting public policy issues 1 

staff is recommending the Modified Transit Corridor Option be
cause it best protects Ten Kile creek .. 

The Ten Mile Creek is already under straine Every additional 
acre of imperviousness will affect the Creek's assimilative 
capacity. Without better monitoring data and modeling, it is 
difficult to predict at what point physical, chemical and biolog
ical thresholds for Ten Mile Creek would be reached. However, it 
is Staff's conclusion that the Modified Suburban Pattern Option 
would certainly degrade existing water quality and may impact 
State standards for Class IV streams. 

Protecting the Ten Kile creek watershed from. the :negative effects 
of 1,000 units may be technologically feasibl.e but, without a 
strong publ.ic commitment to 111anage and :monitor these :aitigation 
solutions, the risk of damaging the streml is si.mpl.y too high. 
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TOPIC: TEN MILE CREEK AREA 

NAME AND ORGANIZATION 

Envtronnental Baauee 

SIMHARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTIJIN SPECIAL STUDY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

SlMMARY OF STATEMENT STAFF C<ltMENTS 

Jeane Onufry, Clarkeburg Advteory Conmlttee Note that the Plan la not conatatent with 
protection of envlronnentally sensitive 
areas because It reconmendl development 

The Neater Plan empiaafzea protection of environ· 
mental features, flrat by preservation and non· 
disturbance, then by mitigation 1111aaurea. The 
Tranelt Corridor Pattern Option atterrpta to 
prioritize Clarkebur1•a envlronnental resources, 
end locate Intense developnent In logical 
locations•• far away from aenaltfve 1re1a aa 
poaalble. Obviously, the moat envfrcnnentally 
aenaltlve aA)roach would be to prohibit 
developnent altogether, but thfe la neither posal· 
ble nor desirable eapecfalty when other pimltc 
policies, such as bowing, 111.11t be addressed. Not 
every equare foot of wetlend, nor every tree, can 
be saved In any lend use ecenar lo considered. 

In the very headwater• of the Ten Mlle Creek. 

The Pl., clu1ter1 developnent Into certain parts 
of the Plamlng Area, In part for eound 
envlronnental rea1on1. These reasons Include 
keeping development presaure off of large tract• 
of forest, headwater atre111111, end steep a.lopes: 
even with mitigation and stream buffers, these 
resourcaa do get d11111111ed lotlen development Invades 
their botr,c:larlea. oevetopnent 11 effects also 
lnpact resources Indirectly by redirecting and 
changing the 11110Unt of w,ter available to trees 
and at ream b111efl ow. However, aClllll watersheds 
have leas of these sensitive areas than others, 
and are predicted by our water resources study to 
be able to recuperate from the effects of 
developnent better. 

1~ 



TOPIC: TEN HILE CREEK AREA 

HANE ANO ORGANIZATION 

Enylrormentel Issues 

SIMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING OH THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN ANO HYATTSTOIJH SPECIAL STUDY AREA 

MARCH 23, 1992 AHO APRIL 2, 1992 

Sl.N4ARY OF STATEMENT STAFF COMHEIHS 

Jeane Onufry, Clarkol:lurg Advisory Comnlttee 
(Cont '<0 

Other reasons have to do with COfflllm·seme 

approaches to envlromientel protection, sw::h as 
reducing air and water pollution by building fewer 
mild of road surface for auto travel, or by 
provh:Ung hrger srH& for connected forest cover 
rather than l!lllflY tiny etende of trees, so wildlife 
can migrate along a corridor. The steff's 
rec~d land·uae option plen w&a designed to 
e~rt other gm11ls as well, such ae 39rlc1.1ltural 
preservation, mess transit opportW'lltlN and 
providing a focal point for the TOW'i Center of 
Clarhwrg •• these goals have been comildered In 
the context of envlr01Wmt111l protecUM and oosUy 
have bNn co.tible ~Uh l:rwiromi1mtel ?laming 
Divhihm goals. The !Min exception to thh com· 
patlbility Is the location of the Town Center and 
Site 30 in the ~st reaehH of Ten Hile creek 

). 

The location of the loW'I Center and Site 30 (the 
COl.ll'lty Detention Center) Is driven by hmd use 

reasons that, taken es a wtlote, outweigh the 
potential erwlrol"dl1eflt:el damage caused by locating 
these in headwater areas. The Detention Center 
was sited.here due to constraints outside the 
control of the Plemlng Department. Since they 
ere planned to benefit the general public good, 

. Erwlrormental Planning Division staff has acceded 
to the placement of these feeturH In the head· 
waters of Ten Mlle Creek, ~rcvlded that they will 
Incorporate approprfete best management practices 
for stormwater, and wetland end tree preservation 

I li; 



TOPIC: TEN MILE CREEK AREA 

NAME ANO ORGAN I lA HON 

Err,,frormental lssun 

SUMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOIJN SPECIAL STUDY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

SlJ414ARY OF STATEMENT STA FF COMMENTS 

Jean Onufry, Clarksburg Advisory CoomlttM 
(Cont'd) 

as nu::h as poHlbh. n should be noted that some 
densfty will be lost from the Town Center proja:· 
tlOM bee111.1se erHl!I wiU be l.ll'ld!liv0lcpooh, d.10 to 

stream buffers imd SW'! fecll1t1es • 
.......... ...... .... ....... ... ., .................................. ,.. ......................... _ ........... ., ___ .................................................. ., .................... ~ ....................... 4 ..................... ,.~ .......... ,.. .. ,,, .,.,..,,., ........ .., ....................... "' ................. ,. .. ,. ..... .. 

Sandr111 frH ler Believe develop11ent In Clarksburg nust give SN co~ts above, 
Potomac ~etershed Citizens Coalition first priority to the preservation of the exist· 

lng biological Integrity of the streatm and for· 
est. Housing, ~loyment, urban parks and 
recreational needs can be met by redevelopment 
along existing corridors such es 1·270 end Metro 
rail. 

•••••~-~~••••••~••••••••••~••••••••~•~•••~•••••••••-=---••••••••••••••Ouooooeooz•~••••ouooaooo~~~•••••Q~-~•~~--~a•••~~~-~~~-~--~~•••••~~~~-·-~ •@••••M••• 
I 

Hetz end l!Hun-&,erg, Clarksburg Venture Umhed Suggest that C\11.P end Lavine properties can See coifmE!flh above. 
Partnership Propertle@ ~loy "extra-ordinary IIIP1 s11 to protect the 

envlronnent, just like th@ Detention Center me! 
the school bus parking lot/111111 lntenance yercl. 

I ;g 



SUMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HVATTSTOYN SPECIAL STUDY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

TOPIC: TEN MILE CREEK AREA 

NAME AND ORGAIUZAUON 

Envlrormentel Isam 

Neal fitzpatrlck, Audubon Naturalist Society 

Herry lft®t, et. al., Slidell/Shiloh Church 
Properties 

~ary Beth leek, Bndlvldaml 

SUMMARY OF STATEMENT STAFF COMMENTS 

Note that BMP•s alOM will not be ade~ate to See colffllfflts &bove. 
protect the existing high quality watersheds of 
Cabin Branch and L ltUe Seneca, proposed for 
e11tenslve development. Recomnmds In conjunction 
whh BHP •a, downs hfng the proposed develOfJ!MnL 

Note science and art of wetlan~ mitigation Is 
lmnature and ahould not be a major consideration 
in the acknowledged objective of protect Ing the 
v111lue and function of wUands In Clarkibur1,1. 
-~-•~••••m••-•••••e•••••••••••u•••••••-•••-~~•$P 

Note that only Ten NHe Creek Is proposed for SN commmts above. 
agricultural preservation, while ell tributaries 
(Ten 14He Creeit, Cabin trench CrNlc, and a. HUe 
Seneca Creek) flow Into Little Seneca Lake. 

Urge the County to take no risks that might 
jeopardize the Ten Nile Creek watershed. 

SN COl!fflfflt 8 above. 

•••••••~•~•••~•••••••••~ooo•••~-~••••••••~••••••~~b-~C•-••••OoooooooooOoOOOoOOO•OOOOoooOoOoOo~~••••~••-••bO~•••~~-~-• -~~~~*••~~~~w~~•••~~•••••~•~•••~~-~ 

Jemf fer Jordm, lncllvfwel Recc:imtnend that In light of the visions of the 
11vear 2020 Panel of Experts", the drive to make 
Clarksburg Into a Corridor Town of the scale 
proposed should be re-visited. Cluesttona whether 
the Plan adleree to the vision& 1111 follows: 

o Are sensitive areas protected? 
Wet hinds are prop09ed to be bl.II l t upon. 
little Seneca Creek, which flows Into the 
Efflergency water supply reservol r, Is 
ucrl Heed. 

See conmmt e above. 

\g 



SUMMARY OF MAJOII ISSUES RAISED AT THE PU8LIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOI.JN SPECIAL STOOY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

TOPIC: TEN MILE CREEK AREA 

NAME AND ORGANIZATION 

Envlrorunentel Issues 

A.M. Natelll, King/Sennett/Shiloh Properties 

John Delmey, Slidell/Shiloh C~urch Prol)®rtfes 

Laury Miller, Sugarloaf Citizens Aeeoclation 

SUMMARY OF STATEMENT 

Notes that carefully pl 8l'll'led and developed clus· 
tered developnent can have the followilll!I po11itlvfl 

envlrormental effects: 

0 East of Ten Mlle CrNlc Includes the Town 
Center and Site 30. Given the intensive 
development which la proposed for these 
areas, it seems Ironic that leas &M@ltive 
end lees forested land would be desl gnated 
Rural Cluster. 

Note that the Plan recomends lntMH 
development In the h88dwaters of little 
Sl!Mee creek end Ten NH@ Creek, despite 
the feet that little Seneca Creek arnpttes 
into little Seneca lake end tdentlffed by 

Enviromiental Plannfn; etaff •• exhibiting 
11good stream ~l hy end releUvel y etabl@ 
etre111m channele and mn@rlltffl weUand 
area111". 

There should be no development In the Ten Hite 

Creek watershed and its headwaters. 

ST1\Ff C~MENTS 

See eonmente above. 

See conmenu lllbove. 

See eollffifflt e lllbove. 

le 



TOPIC: TEN MILE CREEK AREA 

NAME ANO ORGANIZATION 

Envfronnental J••un 

SUMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOIIN SPECIAL STll>Y AREA 

MARCH 23, 1992 ANO APRIL 2, 1992 

SIMMARY Of STATEMENT STAFF C04MENTS 

John Delaney, Slldell/Shfloh Church Properties Bel leve that modest developnent of the 
Slidell/Shiloh Church Properties would 
significantly recltce the lq,ecta In the Little 
Seneca Creek Watershed regarding loading retee 
for phosphorous, orgMlc nitrogen, end other 
non·polnt source pollutMtt. 

See comnenta above. 

Shelly Connolly, Clarksburg CAC ment:Mtr 
--············································ 
OA:>oae• residential uses adjacent to 1·270 due to 
noise, nece11ltatlng barrier• llalch are ugly and 
characteristics of urban envfronnenta. 

With appropriate 1etbeck1, residential areas can 
be constructed wl thout noise berrl era · the houses 
and back yards Just have to be located fer enough 
away from the highway or be oriented to minimize 
noise lnpcta. Noise tolerMt uses such as recre· 
atfon can also be placed between houses 
and the highway. Some barrfera may be needed In 
placee where t11111l l parcel a have. no 111anewerlng 
room to cluater houaea away from the road. It la 
lq,ortent to rement>er that having housing cloae to 
the highway helpe to minimize trevel distances Md 
traffic problems, end reducee the road network 
needed. Thia helps red.Ice air pollution end road 
water runoff pollution. 

The noise contours shown In the master plan are 
projecting a worst·case scenario. At the 
1lbdlvf1lon stage, when site topography for each 
property Is available, detailed noise analyses can 
be done to take Into accot.nt the blocking effecta 
of rolling hllla, llafch will, In all likelihood, 
reduce the area of noise ln.,acts. Therefore, the 
nolae buffer& shown along major roads like 1·270, 
Rt. 27, and M·83 are expected to narrow In most 
placee when more detailed Information Is developed 
In the reaulatory process. 

Is 



TOPIC: TEN HILE CREEK AREA 

NAME AND ORGANIZATION 

Envlrormentel lesun 

Olfvl er de MeHteres, lloyds reef dent 

Norman Mea1e, Property awner 

SIJ4MARY OF MAJOR ISStJES RAISED AT THE PUILIC HEARING ON THE 
PRELIMINARY DRAFT ClARKSBlffiO MASTER PLAN ANO HYATTST<W SPECIAL STWV AREA 

MARCIi H, 1992 MD APlll Z, 1992 

IIIIIMY fJI lfAflNlll STAFF CtJIIMENTS 

Sl4'P)rts the Plan'• r~conmendatlon to concentrate 
development east of 1•270 and protect the water Staff concurs. 
resource• west of 1·270 becauae: 

1. Protection of the water re1ourcea (Ten 
Mfle Creelc, Cabin Branch end L lttle Seneca 

Reservoir System); and, 

2. Protection of the air reaources <trees> of 
the region. 

.........................•.................... 
Recammendl that the Plan be corrected to atate 
that Ten Mlle Creek la not the laraeat of the 
11A>·water1heda feeding little Seneca lake, but 
that lfttle Seneca Creek 81.lb·beafn fa. 

Steff concura. Pl1n text will be corrected. 

I; 



SlJIMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTST<MN SPECIAL STlDY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

TOPIC: TEN MILE CREEK AREA 

NAME ANO ORGANIZATION SlJIMARY OF STATEMENT 

Envtrormentel •••m 

Nfck S1.1111fllo, Clarkaburg Initiative A11oclatlon S'-"f)Ort the Ten Mlle Creek Conservation 
CC111111lttee. S'-"f)Orta.Poltcy #2 of the Plan In 
protecting the area•a natural reaourcea ..t In 
designating Ten Mlle Creek ea en erwtromental 
reaource area. 

Oppose aewerlng Ten Ml le Creek. The ateep· 
neaa of the elopes will prOIIIDte the siltation 
of Seneca Lake. lncreeaecl runoff could have a 
deleterious effect on the quality of drinking 
water frc,n the lake. 

STAFF CotMENTS 

Steff Concura. 

See staff co.,...;nta on page . 
•..•.........••...••.•.....•............................•........•••.••••...•..••••..•.••.••• ~ ...••••......•.•.........•.......••.......................• 
Nelaon Clerk, lndlvlcl!el 

Carol Jordan, lndlvfwal 

Note that according to Maryland Geological 
Survey, there ere no known active geological 
faults In the Clarksburg Study Area Mhlch would 
effect potential developnent. 

Steff Concurs. 

Recanmendll edlerlng to all of the Plan•• environ· Steff Concurs. 
mental reconmendetlona l latecl on page • 

Ii 



TOPIC: TEN MILE CREEK AREA 

NAME AND ORGANIZATION 

Envlromiental Issues 
Jennifer Jordan, lndfvlclial and 
Richard Strontlotne and Jeane Om.lfry, 
Clarksburg Citizens Advisory 

SIMMARY OF HAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTWN SPECIAL STWY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

SlJIMARY OF STATEMENT STAFF COMMENTS 

Proposes Including regional atormwater manage·_ Staff Concura. 
merit ponds rather than small storn,ater management 
ponds, to reduce the danger to children and 
animals resulting from proliferation. Regional 
ponds Increase the llkelfhood that stol'III water 
management ponds wl l l be adequately 11111tntafned. 

········································ ··················································································································-· 
Cathy Jewell, Property OWner 
and Jennifer Jordan, Individual 

A. M. Netelll, King/Bennett/Shiloh Properties 

Support testfmDny of Clarksburg Initiative 
Association and the Ten Mlle Creel< Conservation 
Cannlttee. 

No reaponse le needed. 

Note that carefully plamed and developed clus· If writ ts needed In a watershed where no 
tered development can have the _following positive developnent Is takfng place, this work can be 
envfromiental effect: fl.ftted or provided through appropriate programs 

Afforestation of the trlbutarle of Ten Mlle 
Creel< wf l l enhance water qual I ty of the 
watershed. There would be., Increase In 
a119re9ate tree-cover on the property. 

From en envfromiental atandpofnt the west 
aide of 1·270 Is no different th., the eaat 
side. Conversely, the 11developeble por· 
Uons 11 on both sides ahoudl be developed 
wisely.· 

CM waiver fees/work, off·stte reforestation, 
etc.> via projects fn other perts of Clarksburg. 
Also, natural processes, such•• reforestation, 
IMY correct existing problems without lnterven· 
tlon. 

From an envlromiental standpoint, the west side 
has more sensitive features, I.e. steep slopes, 
headfater atre111111 areas, forest cover, etc. 

I~ 



TOPIC: TEN MILE CREEK AREA 

NAME AND ORGANIZATION 

Envfrormentel lasues 
Norman Heese, Property owner 

S~RV Of "AJ<m ISSUES RAISED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT ClAIIKS!ltfflG MASTER PLAN ANO HYATYSlOlm SPECIAL SllIDY AREA 

IIIJIIIICN n. nun ANO APIIIIL 2. 1992 

St.NIIIIIU Of IIUVfflUV 

ielleve R-200 zoning fa reaaonable for the f@rl 
Mlle Creek area, given that atreem pollution 
loading from fanning la equfvehmt to develOfllllent 
at 6 ru/ac, s111,1er le eeonClfflleelly feasible et 2 
dwac, 11nd the G&o envtromientel atl.ldy concluded 
that there le no fetal flaw to development. 

sun tOMMumz 

Yater rHmm::es experu @@rH that no oot0oot of 
mltleetfon or ®MPs can replace e heel thy natural 
weterehed system of previous fornt end/or meadow. 
Thta·11 the envlronrmmtel preaervetloo strategy 
being proposed for Ttm 1'1He Creek · retaining !llll 

!Weh of the etreem v@lley, @e le possible, In 
lte neturet etetua • eeet of 1·27@, where develop• 
ffl@rlt h propo111ed to eeM eve other pl an goo ls end 
objecUvn, mltlgeUon 111H11sures are recOll'mt!l'lded. 

Ii 



TOPIC: TEN MILE CREEK AREA 

NAME AND ORGANIZATION 

Envfronnental Issues 

SU4HARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTST!llN SPECIAL STU>Y AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

StJIMARY OF STATEMENT STAFF CC14MENTS 

Don Maxey, et. al., Tennlle Creek Conservation 
Conmlttee 

Note that the afr quality will be affected by 
stripping trees. 

Tree preservation will be considered aa part of 
ell plan reviews due to the new county tree bill. 
Where trees IIUlt be r....,ved, extensive reforest•· 
tlol"l/afforeatatlon ahall be required either on· 
site or off·alte. Payment to the county•a tree 
fllld will be a last resort for developers. 
Therefore, Clarksburg should continue to feature 
extensive tree coverage. 

Laury Miller, SLCA Recommends that a COlll)rehenalve reforestation See comnenta above. 
program be established to Increase water quality 
and forest coverage fn the Little Seneca and Ten 
Mlle Creek watersheds. 

Recommends that other strategies be eatabllahed 
to Increase water quality end forest coverage 
In the little Seneca and Ten Mlle Creek 
watershed. 

Monitoring progrmna and watershed wide SWM plan· 
nlng ere being Investigated by both M·NCPPC and 
MCDEP. As new funds become eve flabl e, these 
strategies will be considered aa high priority et 
both a gene I es, and advt ce from outs fde grot4)9 w ll l 
be sought as 11J91eated. It fa fq,ortant to reel· 
fze, however, that monitoring fa not required for 
developnent now, and should not be fq,oaed haphaz· 
ardly, since data only gives a snapshot of cor,cH · 
tlona et the time of a-.,llng. Long· tenn monitor· 
Ing coats lots of money, and will need a steady 
source of funding, which fa not avaf table from 
piecemeal development. 

I; 



TOPIC: TEN MILE CREEK AREA 

NAME AND ORGANIZATION 

Envlrorvnental •••Mn 
Don Maxey, et. al., TCC 

SI.JIMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTmlN SPECIAL STll>Y AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

SIJ4MARY OF STATEMENT 

Note that one nut contend with faul ta ff 
trying to put aewer l loe1 In any of the 
fractured and faulted rocky soft along Ten 
Mt le Creek or L ftt le Bennet Creek. 

Note severe probl11111 of tnlerlvlng rock 
and l I ttle water penetration along Ten NI le 
Creek. Every park Ing lot and every house 
wfl l cause a probl an, di 1turblng .,d caua Ing 
an almost Impenetrable burial for the water. 

STAFF COIMENTS 

Staff Concurs. Engineering solutions to con· 
atructlng In fractured rock may nee~ ap· 
pl fed. see attached letter on page 

Staff agrees that construction In the Ten Mlle 
Creeli: basin will cause envf3'1tal degradation. 
See attached letter on pagetlJ 

Ii 



TO: 

VIA.: 

FROM: 

THE MAR\:1.ANO-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

REVISED: June 23, 1992 
May 20, 1992 

Lyn Coleman, Coordinator, Community Planning Division 

Nazir Baig, coordinator,· 
Environmental Division 

Laura Bachle, Environmental Planning Division 

Hearing Testimony on Clarksburg 

We appreciate the opportunity to examine Mr. Maxey's public 
hearing testimony on the Clarksburg Master Plan. Mr. ·Maxey's 
personal experience with Parr's Ridge and with the Clarksburg 
environment in general is invaluable. We are gratified to note 
that his experience of the environmental constraints to 
development in the area affirms our own conclusions. We have 
long been aware of Mr. Maxey's expertise in this area. He is a 
notable contributant to our "in-house" resource list on the 
Clarksburg environment that we will continue to utilize. 

In regard to sewer issues in the Ten Mile Creek area, we 
have no reason to doubt the observations Mr. Maxey has made 
regarding the difficulty of constructing in this basin. As with 
all matters of engineering, a distinction must be made between 
the "feasibility" of construction and the "desirability" of 
construction. It is our conclusion that it is engineeringly 
feasible to construct a sewer in Ten Mile Creek, however, it is 
not environmentally desirable. 

We also shared Mr. Maxey 1 s testimony with wssc. They also 
could find no fault with Mr. Maxey's conclusions about the 
environmental constraints in the area. However, there is no 
reason for them to conclude that sewer construction would be 
engineeringly unfeasible. In order to fully assess the 
difficulty of sewering this area, a detailed geotechnical and 
engineering study would have to be performed. Such studies are 
regularly executed during the design phase for every pipeline 
wssc builds. Without such a detailed study, no strong 
conclusions as to the feasibility of sewering the basin could be 
made. No study could be done prior to such detailed engineering 
to add anymore information than we know now. 

WSSC also does not deny that there are engineering problems 
that require resolution when building within environmentally 
constrained areas. Factors such as high water tables, shallow 
depth to bedrock, steep slopes, etc., are all constraints that 
require an engineered solution to overcome. These factors are 
taken into account during the design phase. Construction is 
modified accordingly. Such detailed engineering studies is part 
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of the reason why wssc enjoys such a high level of success in 
operating their systems. 

Land use recommendations we have made as staff are based on 
the information at hand. Mr. Maxey's testimony supports our 
conclusions about the environmental sensitivity of this area. we 
cannot forsee any additional studies that could reverse our land 
use recommendations. Therefore, we reaffirm the land use 
recommendations made in the preliminary draft. Should the 
Planning Board and/or Council choose an alternative land use that 
would require community sewer service, then we will work closely 
with wssc provide most economical and environ.mentally 
sensitive alignment we can get. 

Please let me know if you need further clarification 
regarding this matter. Thank you! 

LB:lb 

cc: Perry Berman, Chief, Community Planning Division 
Jorge Valladares, Chief, Environ.mental Planning Division 
Elizabeth Forbes, Water Resources Division, wssc 



SIMMARY OF MAJOR ISSUES RASIED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTWN SPECIAL STll>Y AREA 

·MARCH 23, 1992 AND APRIL 2, 1992 

TOPIC: TEN MILE CREEK AREA 

NAME AND ORGANIZATION 

Envlrormental luues <Cont'd> 

Neal Fitzpatrick, Aucltben Naturalist Socfety 
Carol Jordan, Bev ThCIIIIS, John Collier, 
Bonnie Collier Individuals and 
John King, Property Owner 

SIJ4MARY OF STATEMENT 

Agree wfth special protection for the Ten 
Mlle Creek watershed and Its designation 
as rural open apace and agriculture. 

'Staff agrees 

STAFF C<lMMENTS 

•••••••••••••••••••••••••••••••••••••••••••••••••••••--••-••••••••••••••••••••••••••••••••••••••••••••••• ••••••••••••••••••••••••••••••••••••••o••••••••••• 

Daniel Litteral (FFLP) 
Harry Leet, et, al. 
Slidell/Shiloh Church Properties 

Julius Clnque,lndlvldual 

Jeane onufry, Clarksburg Citizens Advisory 
Ctlllllllttee 

Disagree that Ten Mlle Creek I• a natural 
transition area, alnce both east and west 
areas drain Into the creek. 

Sl4>POrt the preservation of land west of 
I ·270, but need more protectf on for Cabin 
Branch. Recomnend buffere from reafden· 
tfal uses along MD 121 from 1 ·270 to llest 
Old Baltimore Road. 

Disagrees with minimal consideration for 
davelopnent west of 1·270. Consider 
envlronnentally sensitive land development 
practfcea that could poHlbly be used to 
develop west of I • 270 and reconmend that 
the Plan Option lleat of 1·270 continue to 
be atudf ed end refined. 

Tan Mlle Creek la an ex~ellent divide 
betweanland uses In this case. A;rtcul· 
tural Reaerve west of the atre11m and rural 
land uaea to the east. 

Agree to the need for buffers along Cabin 
Branch. 

Staff la not convinced that given current 
levels of technology and give the absence 
of publ le convnlttment to 11111na9e/operate 
atormwater ffl8nagement facftftles that the 
fragile charactr of Tan Mlle Creek can be 
adequately protected • 

. . . .. . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . .. . . .. . . .. . . . . . . . . .. . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . .. . . . . . . . . . . . . .. . . . . .. . .. . . . . . . . .. .. . . .. . . . . . . . .. .. .. . .. .. . . .. . .. .. --...... 
Julius Cinque end Bomie Coll fer, 
lndlvlcltals 

Oppose the Suburban Pattern Option for It 
la III developer•• ploy for sewer and e 
direct threat to the aquifer and to agrl· 
cultural preservation. It would be de· 
structfve to the stream valley envfrorment 
and ecoayatema. 

Staff agrees that preservation of the Ten 
Mlle Creek must be a major Plan priority. 
Sewer fs not proposed fn the mainstream of 
Ten Ml le Creek. 

Is 



TOPIC: TEN MILE CREEK AREA 

NAME AND ORGANIZATION 

Envlrormentel Isam <Cont'd> 

Richard Stromborne end Jeane ar..ifry, 
Clarksburg Civic Advleory 

Lg Uae I asun 

Hal Beker 
Upcaunty Clthene Advhory Board 

SIMHARY OF MAJOR ISSUES RASIED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOIN SPECIAL STlDY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

SlJIMARY OF STATEMENT 

Recommend en In-depth study of the Ten 
Mlle Creek drainage erea to deten11lne If 
ft ta feaetble to eewer the area and ettll 
preserve environmentally eeneftfve eltee. 

Notes that the UCA Board le apt ft regard· 
fng development fn the Ten Mlle Creek 
Area. 

STAFF CCIIMENTS 

The construction of the eewer line Itself 
le one IIIJ)8Ct • of even greater concern le 
how the development of 6,000 hauelno unite 
end aeeoc:lated Infrastructure will effect 
water CJ.19llty In Ten Mlle Creek 

No reeponee needed. 

16 

·····················································-----------·········································· .•.................................................. / 
Merritt Ednie, Boyde Civic Aeeoc:tetton and 
Clarksburg Initiative Aeeoc:tatton 

Favors Steff reeonmendetfon for ft fa 
congruent with the Boyde Meeter Plan to 
preeerve open epace around the reeervol r. 
Natural line of de1111rcatlon for develop· 
ment le not lleet Old Baltimore Road, but 
1 ·270. 

Steff la reeonmendlng deveopment weet of 
1 ·270 In the cabin Branch neighborhood but 
the Plan Inch.dee gufldeltnee to cluster 
developnent toward 1·270 end decreeee 
cfenlety et the edge of the area closeet to 
loyds. 

·····················································----------···········································---------············································ 
Jdln King, Property Dlffier Notee that beetd on experience with the 

current Interpretation of the health 
regulation•, fn reality, the area between 
Ten Mt le Creek end MD 121, Including the 
area which It adjacent to the high denef· 
ty developnent In the 11Trf1ngle11 , wll l not 
be the transition area envleontd In the 
Plan but will remain•• rural farmland end 
open apace. 

Staff eddreeeee alternative developnent 
concepts for thte area eleewhere In the 
packet (eee Modified Suburban Pattern with 
Trane It Opt Ion). 



TOPIC: TEN MILE CREEK AREA 

NAME AND ORGANIZATION 

SIMMARY OF MAJOR ISSUES RASIED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTCMN SPECIAL STUDY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

SutMARY OF STATEMENT STAFF COMMENTS 

Jeane onufry, Citizens Advisory Conmlttee 
and Clarkaburg Civic Advisory 

Recmnmend that the end·atete housing 
should Include 801 detached unite west of 
the creek and 70X detached 1.111ta east of 
the creek. 

Staff don not endorse residential 
'ctevelopnent west of Ten Mlle Creek. Staff 
has prepared a land·use plan alternative 
for the area east of the creek which would 
env,haafze afngle·famf ty detached housing. 

Nick Susalllo, CIA 
Laury Miller, SCLA and 
Jenni fer Jorden, lndfvlcruel 

Harry Leet, et. al. 
Slidell/Shiloh Church Propertl~• 
and Daniel Litteral, FFLP 

A.M. Natellf, et.al., PIA 
King/Bennett/Shiloh Properties 

OA>oae the Sub.irben Pettem Option lllfch 
violates planning poltcfea #2 and 9 on the 
envlrorment. 

Support the SID.ll'bln Pattern Option, with 
reduced developnent east of I ·270 to make 
the nunber of houaes and Jobs nearly equal 
to the Transit Pettem Option. This la 
consistent with prior C01.r1ty plamfng 
policies for the area west of 1·270, 
deaignatlng ft as a growth area. 
----····································· 
Reccmmend a rwlaed SUburbln Pattern 
Option with light fntllatrlal eftl)loyment 
along the 1·270 corridor, reduced density 
on the east, and further developnent 
allowed between MD 121 and Ten MHe Creek, 
as well ea the area to the south of West 
Old Baltimore Road. 

••••••••••••••••••••••••••••••••••••••••a• 

Agree. Steff hes provided a maod If I ed 
Sub.irban Pattern Option for Planning Board 
review. 

County policies do not designate the area 
west of 1·270 ea a "growth area". The 
1968 Clarksburg Plan proposes rural resf · 
dentfel (one acre zoning) and the General 
Plan ahowa developnent concentrated to the 
east of 1·270. 

Thia option is dlecuaswed elaelllere In the 
packet. 

Is 



TOPIC: TEN MILE CREEK AREA 

NAME AND ORGAIUZAHOM 

land·Use lssuu <Cont'd} 

Harry s~s. lndlvl<rual 

JllfflH R. Shaw, frederfolt County Planning 
and Zoning Depertment 

SlfflMARY OF MAJOR ISSUES MSIED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBUIIG MASTER PLAN AND HYATTSTOWN SPECIAL STOOY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

SUMMARY Of STATEMENT 

Recommend cluaterlr11D 2 cru/ac with open 
apece for west of 1·210. Believe RC 
zoning Is exclusionary zoning. 

Support the Agricultural Reserve west of 
1·270. Minimizing lntenselve dewlopnent 
~t of H!10 wH t help to redeuee 
developmmt preuurea wnt of 1·270 In 
Frederick County which Is deaipted for 
Agricultural/Rural and Coneervetlon usn. 

Support the reccmmended transit corridor 
pattern which focueea In Intensive 
developmmt eut of 1·270. The success of 
this pattern In Clarksburg would help to 
encourage similar land·1.111e patterns that 
are recOfflMnded for the Urbana reiDI onal 
center. 

STAFF COHMENHl 

The Modified Suburb®n Pattern with irmalt 
'addresses this laaoo. 

No t®BpoN@ ~d. 

I~ 



TOPIC: TEN MILE CREEK AREA 

NAME ANO ORGI\NIZAH~ 

Farmland Preservetlm 

Bonnie Collier, Individual 
John King, Property Owner encl 
Laury Miller, SLCI\ 

~ARV Of "AJOR ISSUES 11.ASIED AT THE PUBLIC HEARING ON THE 
PRELl!IIIINAl!V DRAFT ClAl!KSBl.fflQ ~STER PLAN ANO HVATTSTCJl,M SPECIAL STOOV AREA 

'4Al!CII 23, 1992 ANO APR ll 2, 1992 

9~11/f O' SUYPIUY 

Suggest agriculture~ preservation We9t of 
Ten Mlle Creek. Using a natural feature 
to determine ROT boundary seems logical 

and ®pPf"oprlete. 

SUH C°"!IIIENTt 

A{llree 

...... "' .... "' ........................ ~ .................... .., ...... ~ ~ ...... ., .......... '"' .............. ., --- ...... ~ ............................................................................ ., ...... w .. C, .. ~ ..... ,. .... p .......... ~ ..... ~,. ........ d ....... "'"' .. ,. .. ., ....... ~ .. ~ ~ - ., .... ~ ........ ~ ~ .. ., .. .. 

E. Allso Burdette, Property o-r Se.JA)Ort the StJ>urban Pattern Option sfnce 
there ta no need for more Agriculture 
preservat I on. 

The future of egrfeultlre In Montgomery 
County depends ""on the existence of s 
ve, t large, critical ffilllss of farmland encl 
®"""°rtlve l@ncl·W!le poticies In the area 
adjoining the Agriculture Reserve. 
Oeslgnattng the area west of Tm Mile 
Creek ae agricultural will help reinforce 
farmland preservation policies in this 
portlm of the County. 

"' .. ,. <O'" .. ,<, _, "" "'<>"' D .. '"_, e "°"' <o .. '° o" <> .. '° o,"' "'0"'"' '° 0 "'"'A<> ,. .. e ..... .. ., <0., <t, o, .. m ----- o, o, o, .... ,a•"' m .. _, 0 ...... D"' 0, 0, d G .. e .... 0 C>" "'" ., ...... <> ~<>.,A <a'"'""'"<> o,., .. ----- '"<> .. - "'<> ""' '° o> ,_,.,'" "'"'-,.. ,> ~ .. "' "' ...... "' <> <, .- ~ -0 _,"' o, e, ,a ,_., <0 .. " .. ., "'., o, _. .. 

Norfflllln Meese, Property ~r 

Herry leet, et. al. 
Slldell/Sh§loo Church Properties 
Norffl!ln Mease, Property ~r 
Daniel Litteral, Ferguson Family Ltd. Ptnshp. 

Note that the Ten Mlle Creek Valley Is not 
suitable for fanning alnce It Is partlcu· 
larly rocky with ® larp lill!IOIR'lt of "quartz 
floater11 11 • 

Note that the euHabll Hy of the soils In 
the Ten Mlle Creek area are P<>!)r for 
ferml ng. 

The agricultural 111.1habH lty of aoHs In 
the Ten MH@ CrHk Vmlley range from very 
poor (stream valleys) to~. In 1990, 
the fflllljority of privately «»med land In 
the area wam lligrleulturalty asseecedl, one 
fnclicator that farming Is en lrrportant 
lend use activity. 

See C O!Mlfflt 3 above. 

,~ 



REVIE~ OF TESTIMONY (ORAL & I.IRITTEN) OF PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HVATTSTWN SPECIAL STIIDV AREA 

MARCH 23, 1992 ANO APRIL 2, 1992 

TOPIC: LAND USE PLAN OPTION WEST OF 1·270 

NAME AND ORGANIZAUON 

lndivlcllal Propertlee (See attached map} 

Herry Leet, et. al. m 
John l.'l®leney 

Slidell/Shiloh Church Properties, 678 acres 

SlJIMARY OF STATEMENT 

Note that the proposed 98% reduction In 
density on the SUdell/ShHoh Church 
properties for providing public open space 
would effect a taking of th~ land without 
juet c~aation In violation of the 
Const Hut Ion. 

Suggest that clueter development tncorpo· 
rating 1111MP 1 111 11 and appropriate 111tream 
vat ley buffers, can addre1111 adequately any 
negative environmental ••eta 11uoch1ted 
with the longenvlaloned residential de· 
velpment of the property. 

STAFF COl4!4Elm, 

The 1968 Clarksburg Master Plan 11111de e 
·crtttca! essUll1)tlon regarding this area: 
that the entire Ten Mile Creek woold be 

provided wiht public se!fflrage. This 
@HU'llpth'.m le not contiooed In the Prel Im· 
lnary Plan becauee of the Phu,•e ~haele 
on fermlend preservation end envlroommtal 
preeerv111tlon. Chsngn ht f.d,Uc policy 
justify re·eM111111inetlon of deMltin In the 
TM JU le CrHk llll'H. 

On Sept~r 10, the property owners 
presented en Illustrative cluster concept 

Md Plennh11,1 ~oard revieu (@N 

page\.!j}. VMs concept i@ not part of 
lie lhn1rlng reconrd. U the llloard 

wishes to dlstu11e this proposal In eny 
detail, 111111 edditlffl'lllll workseesion wilt be 
!'leCtiHry • 

.. .. .. .. 0 .. o, <> ......... U o, .. "' .. b) 0 o, ...... ,.. o "o1 .. ID .. D 0, <> 0 o> '"'<O '°<IO ,,, O-,,., 0, .. <> .. " 0 ...... ---- .... "'., .... <> e O "' .................... «f "' .. 0 .. 0, D ......... 0 ,;o .... <> ...... "' "' ............ 0 ...... ,> .. <>., <i <> .. _, <> .... ,. o> "<> .. <> ... ¢ <,o .. ,_ .. !O .... ~ .. 0,., ~"' .. <, ~ .. D .. 

Th!lllll!IS Mete l l i 
Klng/B~tt/Shiloh Properties, 532 acres 

Question whether agricultural uses work so 
close to dense housing, pertlculerly the 
King/Bennett/ Shiloh properties designated 
es rural ecroes the street from 5·9 du/ec 
In the Cabin Branch neighborhood. 

Bel feve not enough cons tderatfon has been 
given to appropriate sensitive development 
that can occur east of the Ten MHe Creek 
Greenway. 

The l'lodlfled Slb.lrben Pattern ~on 
includes Ulla concept oee peg4Jf the 
packet for discussion of the option end 
eteff re11p0Me to It). 

See colllllE!nt II above. 

,~ 
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Ten Mile Creek - Property Location Map 

0 

-E9 111111 
0 1IIOCI 
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MARYLA,D-N. ATIO:--Al CAPITAL 
,... .. PARK &:PLA,:--1\G 

Cm1\11ss10\ 

G) COMUS INDUSTRIAL PARK 
JOINT VENTURE 

@ FERGUSON PROPERTY 

@ BURDETTE PROPERTY 

@ SITE 30 

CLARKSBURG VENTURE 
@ LIMITED PARTNERSHIP & 

LAVINE PROPERTIES 

@ KING/BENNETT & SHII .. OH 
PROPERTIES 

(z) MEASE PROPERTY 

@ SLIDELL/SHILOH CHURCH 
PROPERTIES 

@ DIBEX PROPERTY 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 



REVIEW OF TESTIMONY (ORAL & WRITTEN) OF PUBLIC HEARING ON THE 
PRELIMINARY DRAFT ClARKSBUIIO MASTER PLAN AND HYATTSTOIJN SPECIAL STUDY AREA 

MUCH Zl, 199Z AND APllll Z, 199Z 

TOPIC: TEN MllE CREEK AREA 

NAME AND ORGANIZATION 

lndfvtdJel Propertfes csu attached map> 

Thomas Natellf (Cont'd) 
King/Bennett/Shiloh Properties, 532 acres 

IIJNH Of IVATMNT 

Oppose RC zoning for the 

King/Bennett/Sh I loh properties. Recommend 
condennlng the property for plbl le use or 
purchaelng the property, or ROT zoning. 

Propose the following for King/Bennett 
/Shit oh propertt ee: 1. 9 du/ac wl th 30X 
towmouses, 70X afngle·faml ly detached 
houses, and 62% open apace. 

ITAFF COIMENH 

See c.omments above. 

See comments above. 

Recommend a revised Slburben Pattern See comments above. 
Option with light lncllatrlal eft1)loyment along the 
1·270 corridor, redJced density on the eaat, end 
further development al lowed between MD 121 and Ten 
Mlle Creek, as well aa the area to the south of 

West Old Bal thnore Roed. 

······································································································---------········································ 
Robert Metz, Conus Industrial Park Joint 

Venture, 152 acres 

Oppose rezoning COIII.II Industrial Park Joint Ven· 

ture property from 1·3 to ROT. Gueatlona nexus 

and Justification for change to property owners. 

The contlnuec:11 designation of thla property 

aa 1·3 la Inconsistent with the Plan's 

land·use and transportation policies. 

Staff haa explored alternative options 
with the property owner Including the I ·4 
Zona. According to the property owner, 
without publ fc sewer (none la proposec:11 by 

the Plan), the 1·4 Zone would result In 
very low Intensity en-ployment uses on small 
portion of the site. 

Staff still finds en-plo~t uses 
trowlesome particularly at this location 
on Comus Road which marks th, 11gateway41 

j; 



REVIEW OF TESTIMONY (ORAL & WRITTEN) OF PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTIJJN SPECIAL STIJ>Y AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

TOPIC: LANO USE PLAN OPTION WEST OF 1·270 

NAME ANO ORGANIZATION 

Jndtvlcllel Properties <See attached map> 

Robert Metz, COlll.la lrduatrlal Park Joint Venture, 
152 acres (Cont'd) 

StJIIARY OF STATEMENT STAFF COMMENTS 

to the west sfde. In addhfon, 1·4 Zone does not 
heve'slte plan review. The key reason for 
considering any elf4)loyment ueee le that the 
property has been zoned for employment since 19156. 
However, es noted elsewhere fn thfa report, recent 
studies show there Is now enought Industrially 
zoned lend In the COll'lty to support env,loyment 
needs untf l et least 2040. 

Robert Metz, Ofbex Property, 49 acres Request retaining R·200 zoning for 49 acres of the The area aurrounding this property Is proposed for 

Robert Metz end Alfred Blud:ierg, Clerkeburg 

Venture Lf~fted Partnership, and Levine 
Properties, 123 acres 

Olbex property or retain R·ZOO zoning for the 10 Agricultural Reserve. Retaining R·ZOO zoning on 
acres "11ch ere not pert of the propoaed golf thla property MOUld be fnconafatent wfth broader 
course. 

Note percolation teats conducted for the portion 
of the Dlbex property outalde of the proposed golf 
course. 

Request that ff the golf course la approved for 
the property, that the Neater Plan should dealt· 
nate this on the Lend Use Mep. 

---············································· 

Plan policy to preaerve farmland. 

Support the Swurban Pattern with Transit Option The Modified SUburben Pattern Option Includes this 
with R&o zoning on the east erd 1·5 fiJ/ec realden· concept (see page 1·1 of peckeU~ 
tfel to the west for the CVLP and Lavfne proper· 
ties. Propose e PD et 2.3 fiJ/ee ard R&O et 0.2 
FAR. Believe they ere lnepproprfete for RC devel· 
opnent because of their locetfon between Site 30 
to the north, 1·270 to the east, end both MO 121 
end the Cabin Branch Neighborhood to the south. ,~ 



REVIEY OF TESTIMONY (ORAL & WITTEN) OF PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOIJN SPECIAL STOOY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

TOPIC: LAND USE PLAN OPTION YEST OF I • 270 

NAME AND ORGANIZATION 

1ndtvtclla\ Propert111 csu •necbed map> 

Robert Metz end Alfred Blumer, 
Clarksburg Venture Limited Partnership 
end Lavine Propertfea, 123 acres (Cont'd) 

SI.JIMARY OF STATEMENT STAFF COIMENTS 

Recommend clustering 2 dJ/ec with open apace for See conmenta above. 
west of 1·270. Bel leves RC zoning b exclusionary 
to the west aide. 

Note that the rld:>ble fill area on the CVLP end 
Levine properties ere not en acceptable area for 
residential use. The cost of providing nece111ry 
11brfd9e compectlon" or 11pH Inga" for construction 
would 111111ke realdenttel UH prohlbl tfve; the return 
on R&o land would werr-,t such cost. 

Suggeat that the .... reeeonfng used for the 
developnent of the Cabin ar-,ch Neighborhood 
applies to the CVLP and Levine properties. 

See conmenta above. 

···················································-------················-·······························--············································ 
Daniel Lftterel, Ferguson Property, 180 ecru Note that It la unreasonable to designate the 

Fertuaon property n ROT llflen It le ao close to 
I ·270. 

Note that the Intense Institutional uae end traf· 
fie aHocleted with Site 30 would end-,ger farming 
on the ebuttt,. Ferguson property. 

Sl4lPOrt the Sl.hJrben Pattern Opt.Ion and retent ton 
of current residential zonfnt for the Ferguson 
property. 

Although 1·270 ta near the proposed property, no 
access from Conus Road fa planned. Access to Site 
JO wH l be from MD 121 ao traffic l•cta on comua 
Road should not be significant. 

,~ 



REVIEW OF TESTIMONY (ORAL & WRITTEN) OF PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTWN SPECIAL STI.IDY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

TOPIC! TEN MILE CREEK AREA 

NAME AND ORGANIZATION 

!ndlvld,lel Properties <See attached !IIIIP> 

Daniel Litteral, Ferguson Property, 100 acres 
(Coot•d) 

~lte 30. 300 acret 

Nick Susslllo (CIA) 

ThOlll!lla Natellf end Kathie Hulley, Individuals 

S!JIHARV OF STAfEMENT 

l~rt the Slb.lrban Pattern Option, with reduced 
developnent east of 1·210 to make the nutd)er of 
houses end Jobll nearly equal to the Tran11lt Pat· 
tern Option. Thia la conaletent with prior county 
plemfng pollclea for the area west of 1·210, 
designating ft ae a growth area. 

SY.AH CIJ!HENTS 

Re<:Olll!IM!l1d Site 30 be master planned. Propoee Plan Agree. A ma11ter phn for Site 30 hi badly needed; 
be amemed to Include e Ht of local Ct'lfMU'lfi:y end pj>Uc uses 11hould not be considered cm @ CH® by 

c<lt.ll'lty u11ee developed through consensus. Suggest cHe baeis over UIM!I. Clthm involvement is 
forming e Site 30 conmlttee. Need to proecUvely crftlcel. St111U hes conveyed these eoom1mts to 
define reel poealbflltfff rather than waiting for DFS end OP!. 
"lulu's". 

RecOll!IIM!l1d that If the Plen eel ls for no develop· As noted fo the Prel h11h1ery Draft Phn {see pege 
mmt between~ 121 and Ten Hile Creek, •l'!'lV the 104) e det:mUon center is mw plemed for Site 
rule to the County Detention Center es well. 30. The future of the detention center, will be 

reconsidered by the County CouneH In J®n1.mry iWJ 
beeauae of the Council I s coocern11 eboot operet 
costs and clumgfog Htil.l!IW)tfon® about the ~r of 
future fmmtH. 

IE 



TOPIC: TEN MILE CREEK AREA 

NAME AND ORGANIZATION 

sue 30. 300 acres 

Carol Jordan, lndlvlciJal 

Henry H811111 (MCFB) 

REVIEW OF TESTIMONY (ORAL & WRITTEN) OF PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOYN SPECIAL STUDY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

StJ4MARY OF STATEMENT 

RecClfflllllnd eltmlnatlnt11 the Jail, the bua parldnt 
lot, and the sanitation department vehicles, for 
Clerkaburt wt H be burdened with what ell. the 
other cOlllll.lnltles do not want. 

Suggest offerfnt the FDA all nf Site :SO free of 
ell CoU'lty project• or usea. 

STAFF Cffll!MENTS 

Aa noted in the Preliminary Draft Plan (Bee page 
104) 'a detention center la mN plemed for Site 
30. The future of the detention center, will be 

reconsidered by the County Col.ft:ll In January 1993 
because of the Counct l I a concema about operat lnt11 
coeta and chant11lnt aaauq,tlona about the nuttier of 
future lnnates. 

TMa Plan does not envision 111111Jor employment on 

Sfta 30. 

IS 

···················································------·································································································· 
John Cottier, lndlvld.lal Guest Ion the effect• of a bua depot at Sfta :SO 

becauaa of the potential for contemlnatfon of Ten 
Mlle Creek. 

The Plan atatN that a decision retarding the 
locat Ion of an UpcOU'lty bua depot ahould be dona 

In the context of an area·slde study. The Clarks· 
burt Plan tia ndtthe 8'1Pf'Oprlate vehicle for dealt· 
natlnt suitable sites for County facfl1ttes htlleh 
aerve the larger Upcounty area. 

························································································································································· 
Kathie Hultey, Individual Note that a bus maintenance depot should not be ao See comments above. 

far from the children It will service. Site 30 la 
not a aulteble site. If the County did not own 
Site 30, It would never be conaldered suitable. 



REVIEY OF TESTIMONY (ORAL & '1111TTEN) OF PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN ANO HYATTST<MN SPECIAL STUDY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

TOPIC: TEN MILE CREEK AREA. 

NAME AND ORGANIZATION 

stte :so. 300 acrea 
RI chard Stroniiotne (CCA and Jeane Onufry, CAC and 
CCA 

SUMMARY Of STATEMENT 

Oppose the location of the school bua 111alntenance 
facility on Site 30. Note prohibitive operating 
costs of dlaburafng 450 buses from the northern· 
IIIOflt portion of the Couity. Note detrimental 
environmental Impact of hrpervfous surfaces and 
possible contamination of Ten Mlle Creek and 
little Seneca lake. 

STAFF CfflllMENTS 

See comments above . 

..•••.•••••...••.••••.••.•....•.............•..... .......................................................... ······································ 
Paul Majewakt, Near of CAC Prefer the school bua maintenance facll lty be 

removed from the Plamlng Area since everything 
drains into Seneca lake • 

See comments above. 

..•....•....•....•.•••..•.•••..•..•..•..•..••..•.• ························································································-······· 
John Delaney, Slidell/Shiloh Church Properties Suggest that BNP'• ahould be e~loyed by the 

County for Site 30. 
AgrH. 

IE 



TOPIC: CABIN BRANCH NEIGHBORIIOOO 

NAME AND OIWANU.A HOM 

Character and lntemttv 

Jennifer Jorden 
lndivld.ial 

John King, Property OWner 

SIMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HVATTSTrnJN SPECIAL STIIDV AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

SUMMARY Of STATEMENT 

Notes dlevelopnent ta lnappraprfate for thle 
NJi@hborhood because of the natural environment 
and wetlands. 

STAFF COHMENTS 

The plan does recognize the environmental features 
of thim area and the hnportance of preserving 
them, part:lwhrly the west fork of Cllbln 0. ranch 
because of ite hl@h water quoolfty and trff ewer. 

The arH alllilo hH !Ml'l'if dlevelopmmt opportunl ties, 
however, Including access to an eKlstlng lnter
chante along 1·210 and a proposed future Inter· 
change to the south. 

Steff doH rie«:oll!Mefd red.:dng the fltan•e recMi· 
mended demhiH for the nei~borhood to help 
provide more det®Ched units h11s 00111 done 111t an 
earUer worheHfon on the liewwt Rood Neighbor· 
hood). 

Staff c::on'l:lnues to recomend that this neighbor· 
hood~ deslgNted@ TOR receiving area to help 
lffi>lement County pol foies regarding hrmiend 
preservat fon. 

Reconmends reduced housing dleneltiu In this aree. See cOOl'OOnte llbove. 
The lower densftlett in this erea would~ per'l:lal· 
ly offset by atlowf119 development south of W. Old 
Beltlmore Road and by more fully utfll~lng the ll40 
121 corridor by allowl119 dlevelopnent In the por· 
tlon of the Ten Mlle Creek aree lmnedletely edja· 
cent to HO 121. 

Ellen Brl!ffl1ler end Susan Jllll!lelJ, Cl@rkebure Estetes Reeonmend that housing densities be sharply re· 
d.iced In thf s nel ghborhood. 

Si!i!! cooments above. 

,~ 
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Cabin Branch - Property Location Map 

G) CLARKSBURG TRIANGLE PROPERTY 

@ REID FARM 

-E9 
111111 
0 1DOO 

- MARYLA.'ID-NATIONAL CAPITAL 
..... PARK & PI.A..;NJNG 

C0\1\11ss10:,; 

Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 
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TOPIC: CABIN BRANCH NEIGHBORHOOO 

NAME AND ORGANIZATION 

1ndtvtclle\ Properties nee attached Map> 

SU1t4ARY OF MAJOR ISSUES RAISED AT THE PUBLIC HtAHiNU ON lttt 
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTllolN SPECIAL STI.IDY AREA 

MARCH 23, 1992 AND APRIL 2, 1992 

SlMMARY OF STATEMENT STAFF C<JtMENTS 

Steve Orena, Clarksburg Triangle Property, 

517 acres 
Propoaee residential use for the CT property that 

eirp1asl1ee alngle•famHy detached units and semi· 
detached units that are single-family In charac· 
ter. Propc,eea density at 6·8 du/ac and garden 
apartments an the Inter tor al tee, and • modest 
proportfan of townhouse,. Propoaea • transit· 
serviceable COIIIIIW'ltty with a grid street pattern. 

PropoHl lncludeat a 200·room hotel; an elemen· 
tary school: relf glOUI and cl vfc apace; a 200· 

apace park and ride lot for MARC; and a neighbor· 

hood ahOflPI ng eG111plex. 

The general development prOllram auggeated by the 

property owner la conefatent with the Plan with 
several exceptions: 1) The Inclusion of 2·4 

Propoaee mlnl1111l disturbance within the stream 
valley buffers and wetl anda on th• CT. LoeaH zed 

on·atte dry atonnweter •nagement panda •Y be 
built within the atream valley buffer,, conveyed 
by a atonn drainage ay1te111. Propoee1 canaervlng 

exl1tlng tree cover In the atream valley buffer,. 

ml l lion sq. ft. of -.,loyment (see En.,loyment Usea 

dl1cu11fan>: 2) The loeatfan of retell u1et1 et 
the southwest edge of the property, separste 
center where higher deneltfea are clustered; 3) 

l .,e proposal to Include a hotel; and, 4) The 
percentage of apartments exceeds tha staff recom· 

mended houalng mix (311 COf1¥111rad to 10·20% recom· 

mended by ataff). 

staff contlffllft to rec:onmend the land·uae pattem 
propoaed tn the Preliminary Draft Plan. 

lelteves the Plan propo1al for 1fngle·famlly de· No dlaturbance of the regulatory atream buffer 

detached ll'llt1 et 2·4 dJ/ec: for the CT property ta atiould be propoaed unle11 It la llbaolutely eaaen· 
unaffordable and wasteful. The property should be Ual and unavoidable. staff propoaed an expanded 
made available for ll'llte on more CCllllpeCt lots, buffer area out•fde of the regulatory buffer where 

COf1¥111rable to the R·60 pattern. on·afte atol'fl!W8ter management 111111y be placed. 

Sugge1t1 PD or RMX·1 zoning for the residential 

and conmerclal are11. Believes ft·200/RMX·1 with 
TDR'• (NKIIIUII potential of 1000 TDR'a) ,. not 
appropriate. Sltnlflcant utilization of TDR1 will 

involve another coat element to 1111ke the goal of 

affordable housing unattainable. 

le 
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C. Backg:round Mate:rials for PHED Committee 
Worksession #5: Cla:rksburg Master Plan Land Use 
Issues in Ten Mile Creek Suh-Drainage Basin (December 

1993). 
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TO: 

FROM: 

PHED COMMITTEE #1 
December 6, 1993 

December 3, 1993 

Planning, Housing and Economic Development Committee (PHE~) 

Marlene L Michaelson~~nior Legislative Analyst 

SUBJECT: Worksession: Clarksburg Master Plan 

This will be the PHED Committee's fifth worksession on the Clarksburg 
Master Plan. Today's worksession agenda is as follows: 

I. 
IL 

· III. 

Signature Sites in Town Center 
Ten Mile Creek Area 
Cabin Branch Neighborhood 

A summary of the public hearing testimony related to each of these issues 
was prepared by Planning Staff and is attached at circles 2 to 6. Circle l is 
a map showing the location of each of the eight analysis areas in the Master 
Plan. 

I. Signature Sites in Town Center 

At previous PHED Committee meetings, the Committee discussed the 
possibility of additional signature sites for employment along I-27O. The 
Committee added an additional site in the Cabin Branch Neighborhood and 
deferred its decision on whether to add signature sites in Town Center and in 
the Ten Mile Creek Area pending additional analysis by Planning Staff. This 
analysis is attached at circles 12 to 22 but was not received in sufficient 
time to allow for Council Staff review prior to the preparation of this 
memorandum. 

L.H 
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As the Committee will recall~ Councilmember Adams asked Planning Staff to 
consider whether it would be possible to put commercial uses in the Town 
Center District in the area adjacent to I-270 and cap impervious surfaces as a 
means of minimizing the environmental impact. This area is in the headwaters 
of Ten Mile Creek. (Councilmember Adams also asked staff to consider the 
possibility of housing west of I-270 with R&D at the rubble-fill site; this is 
addressed below.) 

Although staff did not have the opportunity to view the Planning Staff 
analysis prior to writing this memorandum, it is staff's understanding that a 
change from residential to commercial in Town Center with a cap on uaperri.ous 
surfaces could be accommodated and may even be preferable from an 
environmental perspective as compared to the Planning Board Draft's 
recommendations due to the reduction in impervious surfaces and the difference 
in grading requirements. There are several questions which the Committee may 
want to address at the worksession: 

• Will it be feasible to build signature office buildings with the 
proposed limits on impervious surfaces? 

How will office uses compare to high density residential uses in 
terms of the success of Town Center? of transit? 

• How would government implement and enforce a cap on impervious 
surfaces? 

II. Ten Mile Creek Area 

The Plan's recommendations for the Ten Mile Creek Area is discussed on 
pages 84-90 of the Plan. A map showing proposed land uses is shown on page 85 
of the Plan. A map showing the major property owners is shown on circle 7 of 
the packet. 

The Plan recommends that the area west of Ten Mile Creek be placed in the 
Agricultural Reserve and those areas east of the Creek be zoned rural 
residential at a density of one unit per five acres (using Shiloh Church Road 
as the zoning boundary). The Council received testimony from many property 
owners affected by these recommendations; the testimony is swnmarized on 
circles 2 to 6. The discussion below is divided into three sections: 
A. Areas Recommended for Rural Residential Zoning; B. Areas Recommended for 
Agricultural Reserve; and, C. Site 30. 

A. Area Recoaaended for Rural Residential Zoning 

The area recommended for rural residential zoning extends north of 
MD 121, west of I-270, and east of Shiloh Church Road. The Plan's 
recommendations for this area are based predominantly on environmental 
conditions. At its first worksession, the Committee was briefed by Planning 
Staff on the constraints affecting this area. Planning Staff highlighted 
their reasons for protecting the Ten Mile Creek Area as follows: 



1. Although Ten Mile Creek is similar in quality to Little Seneca Creek, the 
topography and soil in the Ten Mile Creek area, particularly the steep slopes, 
make this tributary more likely to be damaged if the surrounding area is 
developed. The lack of existing development and existing tree cover in the 
Ten Mile Creek Area also makes it more likely that this area can maintain 
higher quality if left undeveloped than Little Seneca Creek. 

2. Due to the environmental constraints throughout ~he planning area, 
Planning Staff.believe it is best to only develop limited portions of the 
planning area. They chose the east side, not only due to differences in 
environmental characteristics, but also due to the existing development on the 
east side (e.g., the historic district, Comsat) and the existence of public 
utilities. 

3. While Planning Staff believe that the policy goals of achieving a 
successful Town Center and allowing public uses at Site 30 justify some 
potential harm to Ten Mile Creek, they do not believe that justification exits 
for development in other areas in the subwatershed. They note that any 
additional development presents a greater risk than they believe is prudent. 

The option that Councilmember Adams asked staff to consider would 
increase density in the 121 Northern Corridor area, while decreasing densities 
in Town Center and capping density at Site 30. Planning Staff will be 
prepared to comment at the worksession on the likely environmental impacts of 
this proposal. While it may be possible to shift densities without 
significantly affecting the overall impervious levels, there are other factors 
which must be considered such as the merits of sewering the Ten Mile Creek 
area. The Committee should also consider whether the policy objectives in the 
Plan support these shifts in density'and development patterns .. The Plan 
allows for the level of development it does in the Ten Mile Creek area related 
to only two public policies: the development of a successful Town Center and 
public use for Site 30. The proposed reallocations would be contrary to these 
policies. 

In addition, the alternative proposal would rely on a variety of measures 
to cap impervious surfaces, to monitor water quality and to stage development 
related to water quality. These are untested measures which may succeed but 
do introduce a further element of risk. 

Staff believes that the Committee should consider the proposal to 
increase development in Ten Mile Creek independent of its decisions on Site 30 
and Town Center. Considered independently, it is staff's belief that the 
information provided in the Plan does not provide any conclusive evidence that 
additional development would definitively result in irreparable harm to Ten 
Mile Creek, mg have the property owners presented any conclusive evidence to 
show that it would not. Nor does staff believe that the Council will receive 
any further information during the course of this Master Plan that will 
resolve this issue. This will be a judgment call t.he Council must make 
without conclusive evidence one way or the other. 
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The Master Plan concludes: 

"Although without better monitoring data and modeling, it is ficult to 
predict at what point physical, chemical and biological thresholds for 
Ten Mile Creek would be reached, this Plan concludes that additional 
residential development east of Ten Mile Creek would degrade 
existing water quality and ma.y affect state standards Class IV 
streams," 

Given the uncertaint , staff reco~ endorsing the densities 
recommended in the Plan at this time. If in the future information becomes 
available to support the property owners' contention that this site can be 
developed at a higher density without significant environmental damage, then 
the recommendation can be reconsidered and density increased. If, however, 
the property is allowed to develop at a higher density than recommended by the 
Plan and it is later learned that those densities do cause significant 
environmental degradation, it may not be possible to reverse the decision or 
undo the damage. 

The Council also received testimony suggesting that this area be added to 
the Agricultural Reserve both from those who believe it is appropriate for 
agricultural zoning and those who believe RDT zoning is appropriate only if it 
is not recommended for higher density development. As the Executive noted, if 
this areas is not sewered it is not likely to achieve even the Master Plan 
recommended density of 1 unit p~r 5 acres. Staff would only endorse this 
option if the Council is certain that they do not wish to reconsider a higher 
density for this property in the future. Staff believes that it would be 
contrary to the County's agricultural programs to use the RDT zone as a 
holding zone for potential future development and that a decision to zone a 
property RDT should be a permanent one. If the Council wants to maintain the 
option of potentially rezoning this property to a higher density at a future 
date when additional environmental information becomes available, then the 
Master Plan recommended density is the appropriate one. 

B. Areas Recommended for Agricultural Reserve 

Page 84 of the Plan describes the Plan's rationale for keeping the area 
west of Ten Mile Creek as part of the Agricultural Reserve. The Plan notes 
that: 

"Although the suitably of soils for farming varies from poor to good (see 
Figure 35), the importance of this area to County-wide agricultural 
preservation is significant because it forms a critical transition from 
the I-270 Corridor to the very productive farmland of western Montgomery 
County." 

The Council received testimony from numerous groups and individuals 
(including some property owners) who supported this reco1m1endation,_both from 
an agricultural and environmental perspective. The Council also received 
testimony from several property owners who objected to this recommendation. 



One group of 18 property owners in the area recommended for RDT zoning 
referred to as the "Sidell/Shiloh Church Property Owners," (see map on 
circle 7) ected to the Plan's recommendations for several reasons including 
the following: 

o The property was zoned R-200 in 1958; that zoning was confirmed in 
several planning documents that have been adopted since that time. 

o The suitability of the soil for agriculture is poor. 

o It is inappropriate to zone property RDT to serve as a "transition" 
between more product farms and developed land. 

o All three stream tributaries are "affected by the same environmental 
constraints," yet are treated differently in the Plan. 

o The applicant's pr·posal for 0.6 d.u./acre on one-third of the areas 
would better protect Ten-Mile Creek than 25-acre farms. 

o The proposed rezoning would be a taking of land without just 
compensation. 

o If Site 30 is allowed to develop, then these properties should also 
be allowed to develop. 

Additional comments received from property owners added the following 
reasons for not downzoning this area. RDT zoning would: reduce potential 
transit ridership, deprive the County of single-family homes, and fail to make 
efficient use of existing and nearby infrastructure. It was also noted that 
Ten Mile Creek is not fragile or pristine, that farms generate more pollution 
than light density residential zoning, that there is more farmland zoned for 
agriculture than is being farmed and that the County should not promote this 
low wage industry. 

The Committee may want to ask Planning Staff to address some or all of 
these statements. Staff notes that many of these concerns affect properties 
throughout the Agricultural Preserve and are not unique to the Ten Mile Creek 
area. 

Council also received testimony from individual property owners not 
included in the Sidell/Shiloh Church Property Owners Group including the 
following (see map of property owners on circle 7). 

The Romano property: This 9.6 acre property is located at the northwest 
quadrant of Camus Road and I-270. The property was purchased in 1992 as 
a location to relocate a construction business. The owner claims he was 
not properly informed of the Master Plan and that his business would not 
require sewer. Staff recommends that the Committee explore with Planning 
Staff the merits of his request to retain the I-3 zoning on this small 
property at a major intersection, particularly since the property on the 
east side of I-270 is recommended for industrial uses. 
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Comus Industrial Park Joint Venture: This 152 acre property is ted 
in the northwest quadrant of Comus Road and I-270. The property was 
rezoned I-3 in 1969 and the owner objects to the down.zoning to RDT. The 
Committee considered this property in its earlier discussions of 
signature sites and did not support a signature site at this location. 

Burdette Property: 
Road. The property 
is appropriate for 
housing. 

This farm is located west of Shiloh Church 
owner objects to the RDT zoning and believes the site 

and that the County needs more affordable 

~e Property: This 100 acre farm is located west of Shiloh Church 
Road. The property owner wants to keep the entire area west of Ten Mile 
Creek in the Agricultural Reserve (as opposed to rural ~oning) so the 
owners will have an opportunity to sell TDRS. 

The Council also received testimony suggesting that Ten Mile Creek, 
rather than Shiloh Church Road should serve as the boundary for the 
Agricultural Preserve. Planning Staff caution against using a creek as a 
zoning boundary since it can meander and change over time. 

C. Site 30 

The Plan's recommendations for Site 30 appear on pages 88-90 of the 
Plan. The Plan notes that site 30 will be the location of the Seneca 
Correctional Facility and that other public uses could be accommodated on this 
s.ite. The Plan makes various recommendations regarding the greenway proposed 
along Ten Mile Creek, the Moneysworth Farm historic site, transitions, access 
to the property, and sewer and water. 

One of the points made in testimony is whether it is equitable to treat 
County-owned property differently than privately-owned property and allow Site 
30 to develop when surrounding properties will be zoned rural residential. 
This is a complex issue without a simple answer; however, it is staff's belief 
that the public purpose for which the site will be developed must be weighed 
against the public purpose for restraining development. Staff believes that 
public property need not always be treated identical -to private property, nor 
does staff believe it should be exempt from all restrictions placed on 
privately owned land. Instead, a careful case-by-case balancing of policy 
objectives must be considered. Staff rejects the idea that if for legitimate 
policy reasons the County allows development in Town Center or at Site 30, 
that it must also allow similar levels of development in other areas in Ten 
Mile Creek. 

The Plan recommends a well defined planning process be established to 
determine whether a proposed public facility is appropriate for Site 30. This 
process would include the following: 

o "Appointment of a citizen adv::.sory group as well as a technical 
advisory group to evaluate proposed public uses. 

o Preparation of a draft plan for review and comment by the community 
and presentation of the plan at a public meeting. 
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m emen a 100 

Staging Recommendations: Background Materials 

A Letter dated April 19, 1994 from Planning Board to Chairman, 
Montgomery County Council Planning, Housing and Economic 
Development (PHED) Committee explaining Planning Board staging rec
ommendations. 

B. Clarksburg Master Plan Staging Options Report, prepared by Montgomery 
County Planning Department, April 1994. 

C. Discussion of Pancar Property 

D. Fiscal Impact Analysis-Executive Summary 
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THE I MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 8787 Georgia Avenue @ Silver Spring. Maryland 20910-3760 

April 19, 1994 

The Honorable Will E. Hanna, Jr. 
Chairman 
Planning, Housing and Development Committee 
Montgomery County council 
Stella B. Werner council Office Building 
100 Maryland Avenue 
Rockville, MD 20850 

Dear Mr. Hanna: 

(301 l 495-4605 

on Monday, April 18, 1994, the Montgomery County Planning Board 
discussed staging options for the Clarksburg Master Plan. As part 
of the Planning Board worksession, key individuals whose 
properties are affected by the staging recommendations 
participated in a roundtable discussion with the Planning Board 
regarding the staging options. Representatives from the Office 
of Planning Implementation (OPI), the Clarksburg Citizens 
Advisory Committee, and the environmental community were also 
included in this discussion. The list of participants is 
attached (Attachment 1). 

The four staging options reviewed by the Planning Board are 
described in the attached Staging Options Report, prepared by the 
Montgomery County Planning Department staff. 

The Planning Board voted to recommend Staging Option 3: East 
Side Priority, with modifications. Commissioner Richardson 
preferred Option 4: Pay as You Go Development (see Attachment 
2) • 

P~I.a~:)iow'''iicoJOUUIDATIOB: MODIFIED OPTION #J--EAST SIDE 
PRIORITY 

Staging Option 3: East Side Priority is illustrated in Figure 1. 
The key characteristics of this option are: 

* A limited Stage 1 area that reflects the lack 
of sewage conveyance to and treatment 
capacity at Seneca Wastewater Treatment 
Plant. 

A Stage 2 area that includes all areas east 
of I-270 that are not in the Ten Mile Creek 
watershed and a portion of the Cabin Branch 
neighborhood. 

Montgomery County Planning Board 
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Staging Option 3: East Side Priority 
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Clarksburg Master Plan and Hyattstown Special Study Area 
APPROVED AND ADOPTED JUNE 1994 

111111 I I . - --
MAAYLA.,D-NATIO,AL CAPITAL 
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COMM!SS!OS 



The Honorable Will 
Page Two 

E. Hanna, Jr. 

4/19/94 

* A Stage 3 area that includes the remainder of 
the Cabin Branch Neighborhood, Ten Mile creek 
East areas, and those portions of the Town 
Center District that drain into the Ten Mile 
Creek watershed. 

As noted the Staff Options Report: 

This option stages development response to a number 
of the fiscal, comm.unity building and environmental 
limitations of the area while still allowing for ample 
residential development over the next decade. About 
two-thirds of the proposed residential units for 
Clarksburg would be allowed to proceed with development 
in Stage 2. 

The Planning Board approved the following modifications be made 
to this option: 

* Defer retail/commercial development in the 
Newcut Road Neighborhood until Clarksburg's 
Town Center concept has been established. 

Encourage the early development of the Town 
Center by endorsing a temporary pumpover of 
wastewater from the Town Center to an 
existing trunkline if the more extensive 
projects needed to serve Stage 2 do not 
proceed in a timely manner. 

Encourage residential development patterns 
that best support a strong Town Center 
identity early in Stage 2. For example, 
residential development in the Newcut Road 
Neighborhood should be phased so that 
development closest to the Town Center 
proceeds first. 

Modify dwelling unit/employment capacity 
allocations for the I-270/MD 121 Interchange 
to allow for more residential development and 
less employment allocation during Stage 2. 

Allow enough staging flexibility to allow 
some residential development on portions of 
the Cabin Branch neighborhood closest to the 
I-270/MD 121 Interchange to proceed in Stage 
2. 

HI 
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ATTACHMENT 1 

PUEL PllTICIPDTS 

NAME REPRESENTING 

Dick Strombotne Clarksburg Citizens Advisory Committee 

Elizabeth Davison Montgomery County Executive Branch 

Sue Richards Montgomery County Executive Branch 

Randy Slovic Sierra Club 

Don Maxie Ten Mile Creek Civic Association 

Art Rosenberg Newcut Consortium (Kingstead Manor Property) 

David Flanagan Newcut Consortium (Clarksburg Village Partnership 
Property) 

Phil Perrine Newcut Consortium (DiMaio Property) 

Kevin Rogers Newcut Consortium (Kingstead Manor Property) 

Robert G. Brewer Newcut Consortium (Kingstead Manor Property) 

John Westbrook Bowi9 & Funt Properties 

Steve Klebanoff Piedmont Land Associates/Clarksburg Land Associates 

Steve Kawfman Piedmont Land Association etc. 

Malcolm D. Rivkin Clarksburg Triangle 

Steve Orens Clarksburg Triangle 

Mark Friis Linthicum Farm 

John Cook Winchester Homes 

Roger Bain Clarksburg Triangle 

Tony Na tell i Northern MD Route 121 Group 



ATTACHMENT 2 

As noted earlier, Commissioner Richardson supportive of a 
modified version of Option 4: Pay As You Go Development that 
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would place a priority on the development a strong, vital Town 
Center. He prefers the Pay As You Go option throughout the 
planning area once the Town Center has been established. 
Commissioner Richardson is particularly concerned that none of 
the options place enough emphasis on the existing MARC passenger 
rail station at Boyds and believes that a market approach 
coupled with existing growth management tools (APFO, AGP, 
Comprehensive Water and Sewer Plan) will best encourage maximum 
developer contribution to planned infrastructure needs. 





CLARKSBURG MASTER PLAN 
Staging Options Report 

Prepared by the Montgomery County 
Planning Department 

April 1994 
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I. INTRODUCTION 

When considering staging options for Clarksburg, the Planning 
Board's (Final) Draft Master Plan noted: 

The development of Clarksburg will make a significant. 
contribution to the County's long term housing needs, 
especially in terms ©if single ... faaily detached homes .. 
This fact for the early development of Clark~burg. 

At the l!!lame time, a signif amount of infrastructure 
be needed to implement. this Plan, including new 

interchanges along I=210, new highways, schools, a 
library, and parks. A fiscal impact analysis dotu.!! :by the 
Montgomery county Off ice of Planning Implementation might 
affect. the County's overall fiscal planning strategy. 

The Planning Board recommended a two-prong staging strategy for 
Clarksburg to respond to both these fiscal uncertainties and 
multiple land use concerns. The Master Plan includes two options 
with regard to staging: 

Option A assunU:H!I that. new revenue mechanisms are in place 
or imminent and that public funds are available for the 
public share of funds required for infrast.ruct.ure to 
serve t.be Planning Area and therefore does not. recommend 
st.aging.. Opt.ion B assumes t.hat financing is not 
available and that st.aging will be required. The 
description of Option B includes principles related to 
staging but does not include a staging plan (See 
At.tac::hment #l) • 

Concern about the county's ability to finance Clarksburg has also 
been underscored by the Council's Planning, Housing and Economic 
Development (PHED) Committee. As they stated: 

"The PHED committee unanimously agreed in its view that 
financing is not available or imminent but we did not 
direct Planning staff to prepare a staging plan at the 
work.session. council staff has discussed this issue with 
my two colleagues on the PHED committee and they concur 
with my judgment that Planning Staff should draft a 
staging plan that will be completed in time for the full 
Council's work.session on this issue. If the council 
decides that staging is necessary, it is imperative that 
they have options :before t1u~m for text to add the 
Master Plan that would describe a specific staging plan. H 

This Report responds to the PHED Committee's request for specific 
staging options. It first provides a set of six guiding principles 
which serve as the foundation for staging in Clarksburg. Then, 
four different staging options are presented together with an 
evaluation of their strengths and weaknesses. 



II. GUIDING PRINCIPLES 

During the Clarksburg Master Plan worksession regarding staging 
(June 3, 1993), the Planning Board supported a set of 12 
preliminary guiding principles for staging policies in Clarksburg 
(See Attachment #1). These principles primarily addressed issues 
related to land use planning, fiscal concerns, and the housing 
market. 

Since that time, additional information to wastewater 
treatment and transmission facilities, transportation 
infrastructure, water quality protection, and community development 
has become available. Furthermore, the PHED Committee has proposed 
changes to the Planning Board's (Final) Draft Plan. In response to 
this new information, staff revised the earlier guiding principles 
and reviewed a wide range of possible staging options for 
Clarksburg. The updated guiding principles are presented as 
follows: 

1) Wastewater treatment and transmission limitations. 

2) Fiscal concerns. 

l) Coordination of land development and public 
infrastructure. 

4) Development of a strong community identity. 

S) Market responsiveness. 

6) Water quality protection. 

One of the greatest difficulties in developing a staging plan for 
Clarksburg is that each of the principles is in and of itself very 
important, however, the principles can and do at times conflict 
with one another. Thus, the ultimate selection of a final staging 
option will depend, to a large degree, on the priority given to 
each of these guiding principles. The principles are presented in 
detail as follows: 

PRINCIPLE #1: WASTEWATER TREATMENT MID TRANSMISSION LIMITATIONS 

sewerage treatment and transmission capacity in the Seneca creek 
Basin is severely constrained and will limit any new development in 
Clarksburg in the foreseeable future. 

According to WSSC ... "The sewerage system in the Seneca Creek 
drainage basins provides sewer service to areas such as Germantown 
and some portions of Gaithersburg. In addition, this system will 
be extended in the future to provide sewer service to Clarksburg. 
The sewer system within the Seneca Creek Basin consists of gravity 
sewers, pumping stations, and force mains. Ultimately, this system 
converges at the Seneca wastewater Treatment Plant (WWTP) and the 
Wastewater Pumping Stations (WWPS) complex on Great Seneca Creek." 
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The Seneca Creek sewage system is currently experiencing 
problems in two key areas: 

Wastewater Transmission: There are currently several bottlenecks 
in the sewerage system within the Seneca creek Basin that inhibit 
getting wastewater flows from their source to the Seneca WWTP/WWPS 
complex. A variety of projects are programmed within WSSC's 
approved CIP to augment or relieve existing pipelines and 
facil These projects will provide long-term solutions to the 
wastewater transmiss problems in the area and are expected to be 
completed within the next 5 years. 

Wastewater Treatment: According to wssc ... "the Seneca WWTP/WWPS 
complex is currently operating at capacity" and is unable to serve 
any properties that have not already received sewer authorizations 
from the WSSC. Current projects in the CIP will provide only very 
short term relief to the serious treatment capacity problems at the 
Seneca WWTP/WWPS complex. The incremental capacity provided by 
these projects 11 only reduce the amount of time the plant 
spends in operating over capacity, as opposed to actually 
increasing the plant's capacity to handle new development 
(Additional information regarding wastewater treatment and 
transmission problems in the Seneca Creek Basin is highlighted in 
Attachment #2) • 

wssc staff have observed that II in order to meet the County's future 
wastewater needs in the Seneca Creek Basin, additional major 
wastewater treatment projects are required. These additional 
projects are the subject of the WSSC Strategic Sewerage Study and 
the upcoming Seneca/Potomac Issues Report. 11 Currently, no specific 
solution to the Seneca Creek wastewater treatment problem has been 
agreed upon. staff estimate that a viable solution to the Seneca 
creek wastewater treatment problem is at leasts to 8 years away. 
The most optimistic outlook suggests that if a decision regarding 
a wastewater transmission solution is reached within the next few 
months, the project/s could be programmed into the 1997 CIP. The 
estimated construction time for facility improvements is 5 years, 
which would suggest that if all proceeds well, a treatment solution 
would be in operation by the year 2002. 

Limited wastewater treatment and transmission capacity is clearly 
a constraint to further Clarksburg development until an appropriate 
solution to the Seneca Creek treatment plant's problems is found 
and programmed into the CIP. County policy does not, and should 
not, allow private community systems to be provided. The extension 
of sewer service to new areas is a critical element of the staging 
recommendations in all four staging options. sp~eifieally, all 
four staging options recommend that no new development, beyond that 
which bas already received sewer permit authorizations (COMSAT, 
G~teway 270, and the new elementary school), should proceed until 
a wastewater treatment ~elution i$ in placee 



PRINCIPLE #2: FISCAL CONCERNS 

The timing and sequence of development in Clarksburg should . be 
responsive to the county's limited ability to fund capital 
improvements required by new growth in the area. 

The Office of Planning Implementation's (OPI) fiscal impact 
analysis Of Clarksburg (August, 1993) concluded that the capital 
program needed to serve new growth in Clarksburg between 1~95 and 
2015 would cost approximately $250 million. OPI estimated that 
using currently adopted rates, the Construction Excise Tax could 
raise about $36.e million from new development in Clarksburg, and 
property and income taxes could contribute another $124 million 
towards debt service over 40 years. This total contribution of 
$160.8 million from adopted revenue sources still falls almost $90 
million short of providi.ng the necessary revenues to fund the 
proposed capital program. Furthermore, operating costs were not 
reflected in the study. 

In response to these findings, OPI has indicated ... 

" ••• a market phased development of Clarksburg would 
impose a significant burden on the County's capital 
bonding capacity. To fund the facilities needed to serve 
development in Clarksburg, the County must find more 
revenue either from other areas of the County or from 
nontraditional funding sources, such as development 
districts, impact taxes, or the construction Excise tax." 
(pg. 24 of the Clarksburg Fiscal Impact Analysis) 

Presently, enabling legislation for the use of development 
districts as a mechanism for financing public infrastructure 
improvements is being considered by both the state legislature and 
the County Council. Considerable uncertainty still exists 
concerning the exact nature of development districts as a financing 
mechanism and the county's ability to rely on this tool to reduce 
its share of capital improvement costs. Some fiscally-oriented 
policy questions that remain to be answered include: 

* Can the County afford its share of capital 
improvements even if an alternative revenue source, 
such as a development district, is available? 

* Should Clarksburg compete in any way with other 
portions of the county for limited public funds? 

What pace of development can the County afford 
within the next 20 years if an alternative revenue 
mechanism, such as a development district, is in 
place? 

In light of the considerable uncertainty that still surrounds this 
issue, it is clear that some degree of staged development should 
take place in Clarksburg over the next twenty years. Both OPI and 
Planning Department staff, believe that at the very least, future 
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development in Clarksburg should be conditioned on the ability of 
private developers (using mechanisms such as development districts) 
to fund a significant portion of the infrastructure improvements 
required by new growth. 

The implications of this fiscal policy for staging vary depending 
on one's outlook on the future role of development districts or 
similar non-traditional financing mechanisms. An optimistic 
approach assumes that development districts or similar financing 
mechanisms will indeed be able to account for a significant portion 
of the $90 million revenue shortfall projected by OPI. This 
approach would recommend that once a wastewater treatment solution 
has been implemented and development districts (or other similar 
mechanisms are in place), development should be allowed to proceed 
without delay throughout the Clarksburg area (Option 4 is an 
example of this approach). 

A less optimistic, more fiscally conservative approach assumes that 
development districts or similar financing mechanisms may not be 
readily available in the near future or will only be able to 
account for a limited portion of the $90 million shortfall. In 
this case, it would be wise to stage development over time in order 
to reduce the County's fiscal burden at any one time and to reduce 
fiscal competition with other parts of the County (Options 1-3 
below are examples of this approach). 

PRINCIPLE #3: COORDINATION OF LAND DEVELOPMENT AND PUBLIC 
INFRASTRUCTURE 

Land development should be coordinated with the provision of major, 
publicly financed capital improvements such as the transportation 
network. 

As a largely undeveloped, rural area and Montgomery County's "final 
frontier" in terms of the I-270 corridor, Clarksburg can expect to 
see considerable development during the next twenty years. The 
Master Plan envisions that at final build-out, the area will 
include approximately 15,350 dwelling units and 8,500,000 to 
9,000,000 square feet of employment opportunities. This growth 
will require major modifications to the area's transportation 
network and such significant capital improvements as the 
construction of M-83 (a proposed highway linking Clarksburg, 
Germantown, and Gaithersburg), a new regional transitway, and new 
or improved I-270 interchanges at Clarksburg Road (MD 121) and 
Newcut Road extended. New public water and sewer facilities will 
also need to be extended into this area once major treatment 
capacity problems have been resolved for the Seneca creek Basin. 

Staging policies should be developed to coordinate the timing of 
land development in Clarksburg with the provision of these publicly 
financed capital improvements. such capital facilities can best be 
financed without undue burden to the County and its taxpayers if 
the facilities are built in a logical, rational fashion, servicing 
only a few compact development areas at any one time and proceeding 



in later stages to build out from already developed areas in a 
logical incremental sequence. By this means, the County can avoid 
the high tax burden of scattered, piecemeal development which 
forces wasteful public expenditures for expensive, but 
underutilized public facilities. 

This coordination of land development with the provision of public 
infrastructure is particularly important given OPI's estimated $90 
million revenue shortfall for the area. The economies of scale 
offered ~y geographic staging will enable the county to make the 
best possible use of the limited funding available for Clarksburg. 
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Furthermore, geographic staging will help guarantee that land 
development only will occur once such key public facilities as the 
Seneca creek Wastewater Treatment Plant and the I-270/Newcut Road 
Interchange are in place (Planning Department staff's preliminary 
analyses suggest that the I-270/MD-121 Interchange is only capable 
of supporting 3,000 new dwelling units and 7,000 additional jobs, 
thus, the Newcut Road interchange will be necessary to accommodate 
traffic generated by development over and beyond these initial 
figures). The price tag associated with these items is large and 
was not included in OPI's estimated capital program for Clarksburg. 
Given the critical role that both of these facilities play, every 
effort should be made to ensure that their construction is a 
reality before development is allowed to proceed. In this way, 
Clarksburg can avoid the undue traffic congestion and sewerage 
system overload that has plagued other similar communities 
throughout the country. 

PRINCIPLE #4: DEVELOPMENT OF A STRONG COMMUNITY IDENTITY 

The timing and sequence of development should reinforce the Master 
Plan's community design and identity goals for Clarksburg. 

The timing and sequence of development is critical to helping 
Clarksburg achieve its vision as a transit-and-pedestrian oriented 
town surrounded by open space. To help promote a strong sense of 
community identity and design, staging should strive to address the 
following: 

* 

* 

The Town Center: Include the Town Center in early phases 
of development to create a strong sense of conununi ty 
identity and to provide a model for later development 
elsewhere in the areas. 

The Transitway: Assure that areas planned for higher 
density development near transit are not preempted by 
less intensive uses. Promote the early development of 
transit-oriented land uses. 

School-Based Neighborhoods: Provide for an adequate 
number of dwelling units to support at least one 
elementary school in each stage. The Montgomery county 
School District estimates that between 1,800 and 2,200 
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* 

* 

housing uni ts are needed to support an elementary school. 
Also provide the county with opportunities to obtain 
school site dedication in each stage of development 

Balanced Socio-Economic Mix: Provide a suitable mix of 
dwelling units (roughly 20% multi-family, 35% townhouse, 
and 40% single family) to ensure a balanced socio
economic mix for schools in the areas. 

coordinated Residential and Commercial Development: 
Provide for sufficient residential units in a stage to 
support local retail and commercial activities. 
Retailers have indicated to Planning Board staff that 
approximately 3, 500 to 4, 000 dwelling uni ts are needed to 
support a retail development that includes a grocery 
store. 

POLICY# S: MARKET RESPONSIVENESS 
/ 

staging should respond to market demand for single family housing 
and provide for competition among developers. 

Staging in Clarksburg should respond, as much as possible, to the 
growing pressures for more single-family housing in the County. 
Development should be staged so that a reasonable share of the 
county's future annual residential growth can be accommodated in 
Clarksburg over time. 

A sufficient number of properties should also be made available for 
development in each stage to encourage competition among 
developers. This not only avoids the creation of a monopoly 
position by a single firm, but also provides consumers with choice 
in housing prices and living styles, and encourages wider 
experimentation in improved community design. 

POLICY #6: WATER QUALITY PROTECTION 

The timing and sequence of development in Clarksburg should respond 
to the unique environmental qualities of the area and help 
mitigate, in particular, development impacts to the environmentally 
sensitive stream valleys in the Ten Mile Creek Watershed. 

As.the Planning Board's (Final) Draft Master Plan notes: 

"Clarksburg offers a rich array of environmental 
resources, including Little Seneca Lake, streams with 
very high water quality, a large number of stream 
headwaters, extensive tree stands, and an impressive 
array of flora and fauna, particularly in stream valleys. 
These resources give Clarksburg a unique character and 
must be protected." 
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In response to these environmental concerns, the Master Plan 
proposed that 80% of Clarksburg's future development be 
concentrated in one-third of the community's land area (primarily 
those portions of Clarksburg east of I-270 or in the less 
environmentally sensitive Cabin Branch Creek sub-watershed). 

Since the Planning Board's (Final) Draft Plan was prepared, the 
PHED Committee increased residential density from rural (1 unit per 
5 acres) to RE-1/TDR-2 (2 units per acre) and added two signature 
site facilities in the Ten Mile Creek Watershed. 

Given the PHED Committee's proposed land use recommendations for 
additional development in the Ten Mile Creek Watershed and the 
fragile nature of this high quality stream valley, staging becomes 
an essential tool for assisting with the mitigation of development
related impacts. Delaying development in the Ten Mile Creek 
Watershed would allow for the development of new best management 
practices, mitigation techniques, and water quality monitoring 
technologies. 

Both the Planning Department and County's Department of 
Environmental Protection (DEP) believe that significant changes in 
water quality regulation can be expected during the next few years. 
A new water quality zoning text amendment was recently approved by 
the Planning Board for transmittal to the County Council. If this 
new water quality review process is approved, it will be highly 
desirable to limit early development in Clarksburg to one or two 
less environmentally sensitive sub-watersheds (such as those found 
on the east side of I-270) so that DEP can conduct the necessary 
baseline stream monitoring for the proposed program and test the 
effectiveness of best management practices in protecting water 
quality. 

III. BASELINE STAGING ASSUMPTIONS 

All four staging options include the same baseline assumptions: 

1. Not All Properties in the Planning Area Should Be Staged 

The following areas or development should not be included in the 
staging plan: 

Hyattstown: This community has health and public safety 
problems, which must be corrected immediately. 
Development in Hyattstown may proceed immediately, 
subject to the availability of adequate sewer and water 
facilities. 

Rural Density Development: Rural density development, 
zoned for 1 unit per 5 acre densities or less, should be 
rezoned soon after the Master Plan is adopted. 
Development in these zones may proceed based on the 
availability of wells and septic facilities. 
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Previously Approved Development in the Pipeline: All 
options assume that previously approved development will 
not be addressed by the staging plan and may proceed 
immediately in accordance with the development review 
process. 

The areas proposed for staging are shown in Figure 1. 

2. Short-Term Wastewater Treatment and Transmission Constraints 
Exist in the Short-Term 

All staging options acknowledge that there is limited wastewater 
treatment and transmission capacity available in the Seneca Creek 
sewerage system, and that a long term solution to Clarksburg's 
sewerage problems will not be in place for at least 5 to 8 years. 
Stage l is identical in all four options--it is limited to only 
those properties with existing sewer service authorizations (this 
stage is shaded in black in Figures 2-5). Specifically, this stage 
is limited to the development of the COMSAT and Gateway 270 
properties and the new Clarksburg elementary school. 

3. The Implementation of an Infrastructure Financing Mechanism Is 
Critical 

All four staging options agree that County, State, and Federal 
revenues, alone, will not be able to fund the public infrastructure 
needed to serve future Clarksburg development. All four options 
presume that one or more non-traditional financing mechanisms--such 
as development districts--will need to be implemented before any 
private development can occur. This condition applies to all 
stages within the different staging options. 

4. Staging Should Recognize a Significant Role for the Adequate 
Public Facilities Ordinance (APFO) and the Annual Growth 
Policy (AGP) 

Finally, all staging options recognize the important role that the 
County's APFO and AGP will play in determining the amount and 
timing of additional growth that can be accommodated in Clarksburg. 
All four options advocate the development of one or more AGP policy 
areas for Clarksburg at the earliest date possible. 

B. DESCRIPTION AND ANALYSIS OF STAGING OPTIONS 

The staging options are summarized on the following pages. Four 
options are presented for review: 

Option 1: 
Option 2: 
Option 3: 
Option 4: 

I-270 Employment Priority 
Town Center/Transit Corridor Priority 
East Side of I-270 Priority 
Pay-As-You-Go Development 
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The Geography of Staging 
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For each option, the following information is presented: 

* A map illustrating the staging recommendations. 

* A tabular summary of the options' key staging 
characteristics. 

* A discussion of the option's strengths and weaknesses in 
terms of the overall staging principles. 



STAGING OPTION # 1 
Employment Center Priority 
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STAGING OPTION l: EMPLOYMENT CORRIDOR PRIORITY 
OVERVIEW OF XEY CHARACTERISTICS 

RATIONALE 

Gives early 
development 
priority to 
the Transit 
Corridor and 
signature 
facility 
properties. 

(Development 
districts or 
other non
traditional 
financing 
mechanisms 
will not be 
able to fully 
fund 
Clarksburg 
infrastructure 
costs.) 

Provide for 
the efficient 
coordination 
of land 
development 
and major 
public 
infrastructure 
improvements. 

Protect water 
quality in 
environment
ally sensitive 
areas. 

:DESCR:IPTION 

STAGE 1: 
Development 
limited to those 
properties with 
existing sewer 
authorizations. 

STAGE 2: 
Development 
allowed to 
proceed within 
the Comsat 
tributary sub
watershed, the 
Stringtown Creek 
sub-watershed, 
and on signature 
facilities not 
included in the 
Ten Mile Creek 
watershed. 

STAGE 3: 
Development 
allowed to 
proceed within 
the remaining 
areas of 
Clarksburg. 

STAGING 
TRIGGER 

STAGE 1: 
Plan 
adoption. 

STAGE 2: 
A solution to 
wastewater 
treatment 
problem is 
100% 
programmed in 
first 4 years 
of CIP 

AND 

Clarksburg 
Facilities 
Plan 
completed 

AND 

one or more 
infra
structure 
financing 
mechanisms 
are in place. 

STAGE 3: 
I-270/Newcut 
Road Inter
change is 
100% 
programmed 
in first 4 
years of CIP 

AND 

One or more 
non
traditional 
financing 
mechanisms 
are in place. 

IMPLEMENTING 
MECHANISM 

STAGE 1: 
Simultaneous 
area-wide SMA 
and Ten-Year 
Water and 
Sewer Plan 
amendment, 

OR 

Downzoning to 
interim 
zoning 
categories. 

STAGE 2: 
Ten-Year 
Water and 
Sewer Plan 
amendment or 
Stage 2 Area 
SMA depending 
on mechanism 
employed 
above. 

STAGE 3: 
Ten-Year 
Water and 
Sewer Plan 
amendment or 
Stage 3 Area 
SMA depending 
on mechanisms 
employed 
above. 

Floating zone 
approvals in 
areas with 
PD, PN, or MX 
zoning. 
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OPTION #1: EMPLOYMENT CORRIDOR PRIORITY 

SUMMARY OBSERVATIONS 

Although this option reinforees the council's desire to promote a 
suburban, employment corridor identity to the properties along I= 
270 in Clarksburg, it fails to respond to actual market demand in 
the area (which is actively calling for single family housing) and 
does not support the co-unity identity goals established in the 
Master Plan l,ecause it does not include the Tow:n center. 

This option is also extremely limited in terms of the amount and 
type of residential development whieh would proceed over the next 
10 to 1.s years. 

FISCAL ISSUES: 

* Employment centers will be in a position to make significant 
revenue contributions to help fund public infrastructure. 

* Limits County's potential financial burden at any given time 
by geographically staging development ( smaller geographic 
areas allow for more accurate estimates of infrastructure 
needs and total development costs). 

COORDINATION OF LAND DEVELOPMENT AND INFRASTRUCTURE: 

* Proposed staging reflects a logical extension of sewe~ .. 
facilities from south to north. 

* Efficiently concentrates development near existing 
infrastructure (e.g. I-270/MD-121 interchange and the existing 
Comsat sewer line stem). 

MARKET RESPONSIVENESS: 

* Allows new I-270 employment sites to develop in response to 
market needs. 

WATER QUALITY PROTECTION: 

* Concentrates development on the East Side, which is less 
environmentally sensitive than the Ten Mile creek Basin. 

Is consistent with DEP water quality testing goals, which call 
for the initial monitoring of one or two limited, sub
watershed areas. 
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FISCAL ISSUES: 

* May not provide a sufficient critical mass of development to 
make development districts or other public/private financing 
mechanisms feasible. 

COMMUNITY BUILDING: 

* Short-term employment market may conflict with the Master 
Plan's goal of more clustered, higher intensity buildings. 

* Does not allow the Town Center to get a head start on 
development or to compete for the limited interchange capacity 
of MD121/I-270. 

* Does not provide an adequate mix of housing types to satisfy 
school district objectives of a balanced socio-economic mix 
within school service areas. 

* Does not provide enough development competition to off er a 
range of choice in housing prices and living styles. 

MARKET RESPONSIVENESS: 

* current market demand in Clarksburg is for single-family 
housing not office parks or higher density residential 
development. 
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STAGING OPTION #2 
Town Center /Transit Corridor Priority 
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STAGING OPTION #2: TOWN CElrl'D/TRUSIT CORRIDOR PRIORITY 
OVERVIEW' OF KEY CHARACTERISTICS 

ll'l'IOnLE 

Limit County's 
financial 
burdens by 
geographically 
staging 
development. 

(Development 
districts or 
other non
traditional 
financing 
mechanisms will 
not be able to 
fully fund 
Clarksburg 
infrastructure 
costs.) 

Provide for the 
efficient 
coordination of 
land 
development and 
major public 
infrastructure 
improvements. 

Promote the 
development of 
a strong 
community 
identity. 

Protect water 
quality in 
environmentally 
sensitive 
areas. 

Partially 
respond to 
market demand 
for housing. 

DESCRIPTION 

STAGE 1: 
Development 
limited to those 
properties with 
existing sewer 
authorizations. 

STAGE 2: 
Development is 
allowed to 
proceed in the 
Comsat and 
Stringtown Creek 
subwatersheds 
and on signature 
facilities and 
portions of the 
Town Center not 
in the Ten Mile 
Creek watershed. 

STAGE 3: 
Development is 
allowed to 
proceed in the 
remainder of 
Clarksburg. 

S'l'AGIHG 
TRIGGER* 

STAGE 1: 
Plan 
adoption. 

STAGE 2: 
A solution to 
wastewater 
treatment 
problems is 
100% 
programmed in 
first 4 years 
of CIP 

AND 

Clarksburg 
Facilities 
Plan is 
completed 

AND 

one or more 
financing 
mechanisms 
are in place. 

STAGE 3: 
I-270/Newcut 
Road Inter
change is 
100% 
programmed 
in first 4 
years of CIP 

AND 

One or more 
non
traditional 
financing 
mechanisms 
are in place. 

IMPLEMEH'l'ING 
MECHANISMS 

STAGE 1: 
Simultaneous 
area-wide SMA 
and Ten-Year 
Water and 
Sewer Plan 
amendment, 

OR 

Downzoning to 
interim zoning 
categories. 

STAGE 2: 
Ten-Year Water 
and Sewer Plan 
amendment or 
Stage 2 Area 
SMA depending 
on mechanism 
employed 
above. 

STAGE 3: 
Ten-Year Water 
and Sewer Plan 
amendment or 
Stage 3 Area 
SMA depending 
on mechanisms 
employed 
above. 

Floating zone 
approvals in 
areas with PD, 
PN, or MX 
zoning. 

'-···· . 
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OPTION 2: TOWN CENTER/TRANSIT CORRIDOR PRIORITY 

SUMMARY OBSERVATIONS 

This option effectively balances competing policies related to 
County fiscal concerns, the coordination of land development and 
infrastructure, enhancing comaunity identity and design, and 
protecting local water quality. While this option may not provide 
as much Stage 2 development potential as some would desire, it does 
still allow for more development than is anticipated by OPI over 
the next 10 years. Given the capacity limitations of both the 
Seneca creek wastewater treatment plant and the proposed J:-210 
interchanges in this area, it is Planning staff's belief, that much 
additional development beyond these figures is unlikely even if no 
staging is provided for the area. This staging option helps assure 
that "market growth" is directed to the Town Center/Transit 
corridor. 

THIS IS THE PLANNING BOARD STAFF'S PREFERRED AND RECOMMENDED 
STAGING OPTION FOR CLARKSBURG. 

FISCAL ISSUES: 

* May provide a sufficient critical mass of development to make 
development districts or other public/private financing 
mechanisms feasible. 

* Limits County's potential financial burden at any given time 
by geographically staging development (smaller geographic 
areas allow for more accurate estimates of infrastructure 
needs and total development costs). 

COORDINATION OF LAND DEVELOPMENT AND INFRASTRUCTURE: 

* Efficiently concentrates development near existing 
infrastructure (e.g. I-270/MD-121 interchange and the existing 
Comsat sewer line stem}. 

* Stages land development consistently with the available 
capacity of critical transportation network interchanges (I-
270/MD 121 Interchange and I-270/Newcut Road Interchange). 

COMMUNITY BUILDING: 

* Provides for sufficient development to meet community building 
goals (i.e. , enough residential uni ts to support retail 
development and to create school-based neighborhood units). 

* Provides an adequate mix of housing types to satisfy school 
district objectives of a balanced socio-economic mix within 
school service areas. 
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MARKET RESPONSIVENESS: 

* Allows for some residential development so that Montgomery 
county can respond to market demand and begin to achieve 
forecasted share regional housing construction. 

. * Provides enough development competition to 
choice in housing prices and living styles. 

a range of 

WATER QUALITY PROTECTION: 

* Concentrates development on the East Side, which is less 
environmentally sensitive the Ten Mile Creek Bas 

Is consistent with DEP water quality testing goals, which call 
the initial monitoring of one or two limited, sub

watershed areas. 

MARKET RESPONSIVENESS: 

* May be politically controversial (other developers would also 
like the option to go first). 

Will split one property owner's land across two different 
stages (2 and 3). 

WATER QUALITY PROTECTION: 

* Higher density development of the Town Center may negatively 
impact the water quality in the environmentally sensitive 
headwaters of the Little Seneca Creek drainage basin. 



STAGING OPTION #3 
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Staging Option 3: East Side Priority 
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STAGING OPTION #3: EAST SIDE PRIORITY: 

RATIONALE 

Limit county's 
financial 
burden by 
geographically 
staging 
development. 

(Development 
districts or 
other financing 
mechanisms will 
not be able to 
fund a 
significant 
portion of 
Clarksburg 
infrastructure 
costs.) 

Provide for the 
efficient 
coordination of 
land 
development and 
major public 
infrastructure 
improvements. 

Promote deve
lopment of a 
community 
identity. 

Respond to 
market demand 
for single
family housing. 

OVERVIEW OF KEY CHARACTERISTICS 

DESCRIPTION 

STAGE 1: 
Development 
limited to those 
properties with 
existing sewer 
authorizations. 

STAGE 2: 
Development 
allowed to 
proceed in the 
East Side (area 
east of I-270 
that is not in 
the Ten Mile 
Creek watershed) 
and on signature 
facility sites 
immediately 
adjacent to I-
270 that are not 
in the Ten Mile 
Creek watershed. 

STAGE 3: 
Development 
allowed to 
proceed in the 
West Side 
(remainder of 
Clarksburg). 

STAGING 
TRIGGER* 

STAGE 1: 
Plan 
adoption. 

STAGE 2: 
A solution 
to 
wastewater 
treatment 
problem is 
100% 
programmed 
in first 4 
years of CIP 

AND 

Clarksburg 
Facilities 
Plan is 
completed 

AND 

One or more 
Eastside 
financing · 
mechanisms 
are in 
place. 

STAGE 3: 
I-270/Newcut 
Road Inter
change is 
100% 
programmed 
in first 4 
years of CIP 

AND 

one or more 
Westside 
financing 
mechanisms 
are 
implemented. 

:IMPLEMENTING 
HECHU:ISHS 

STAGE 1: 
Simultaneous 
area-wide SMA 
and Ten-Year 
Water and 
Sewer Plan 
amendment, 

OR 

Downzoning to 
interim zoning 
categories. 

STAGE 2: 
Ten-Year Water 
and Sewer Plan 
amendment or 
Eastside SMA 
depending on 
mechanism 
employed 
above. 

Floating zone 
approval in 
areas with PD, 
PN, or MX 
zoning. 

STAGE 3: 
Ten-Year Water 
and Sewer Plan 
amendment or 
Westside SMA 
depending on 
mechanisms 
employed 
above. 

Floating zone 
approval as 
needed. 
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OPTION 3: EAST SIDE PRIORITY 

SUMMARY OBSERVATIONS 

This option st.ages developm111mt in resporulle t.o a nwnber of the 
fiscal, community building and environmental limit.at.ions of the 
area while still allowing for ample residential development over 
the next decade. About. 2/3 of the proposed residential un~ts for 
Clarksburg would be allowed to proceed with development. in st.age 2 * 

A major drawback of this opt.ion, however, is that allows 
significantly more development to proceed in Stage :2 (approximately 
11,too units) than the available capacity provided by the !=270/MD 
121 Interchange p,ocu:i units). Thus, this option will likely raise 
unrealist.ie expectations among the development community concerning 
the actual amount of development that will be allowed to proceed. 

Finally, this option allows far more development to proceed 
initially than is desirable in an area as environmentally sensitive 
as Clarksburg, and does not adequately reinforce community design 
and identity in the Town Center area. 

STRENGTHS: 

FISCAL ISSUES: 

* Provides for a sufficient critical mass of development to make 
development districts or other public/private financing 
mechanisms feasible. 

COORDINATION OF LAND DEVELOPMENT A.ND INFRASTRUCTURE: 

* Efficiently coordinates West Side development with the 
availability of key transportation infrastructure improvements 
(I-270/Newcut Road Interchange in particular). 

COMMUNITY BUILDING: 

* Provides for sufficient development to meet community building 
goals (i.e., enough residential units to support retail 
development and to create school-based neighborhood units). 

* Provides an adequate mix of housing types to satisfy MCPS 
objectives of a balanced socio-economic mix within school 
service areas. 

MARKET RESPONSIVENESS: 

* Allows for significant residential development so that 
Montgomery county can achieve its forecasted share of regional 
housing construction. 

Provides enough development competition to offer a range of 
choice in housing prices and living styles. 
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WATER QUALITY PROTECTION: 

* Concentrates development on the eastsid.e, which less 
environmental sensitive than the Ten le creek watershed. 

FISCAL ISSUES: 

* May r,mr,c,,r with the rest of 
for scarce publ monies ( if development districts do not 
fully cover necessary costs of other infrastructure such as 
schools, recreational facilities, etc.). 

COORDINATION OF LAND DEVELOPMENT AND INFRASTRUCTURE: 

* May · create unrealistic expectations that development can 
proceed, only to be stopped at the time of subdivision when 
there is an insufficient staging ceiling capacity under the 
AGP (due to capacity limitations of I-270/MD 121 Interchange). 

COMMUNITY IDENTITY: 

* Fails to provide the Town Center with a head start on 
development, which may detract from Master Plan goals to 
create a strong community identity and sense of design in this 
area. 

WATER QUALITY PROTECTION: 

* Is inconsistent with water quality review process goals to 
fine-tune BMP designs and performance through the initial 
monitoring of a limited, sub-watershed area that is less 
sensitive. 

Higher density development of the Town Center may negatively 
impact the water quality in the environmentally sensitive 
headwaters of the Little Seneca Creek drainage basin. 
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Pay As You Go 
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STAGING OPTION #4: PAY~AS-YOU-GO DEVELOPMENT 
OVERVIEW OF KEY CHARACTERISTICS 

No need for 
staging b.-::zunu 
initial 
wastewater 
treatment and 
transmission 
constraints. 

Development 
districts or 
other non
traditional 
financing 
mechanisms will 
be able to pay 
for a 
significant 
portion of 
Clarksburg 
infrastructure 
costs. 

No economies of 
scale can be 
achieved by 
geographic 
staging of 
development. 

STAGE 1: 
Development 
limited to those 
properties with 
existing sewer 
authorizations. 

STAGE 2: 
Development 
allowed to 
proceed 
throughout 
Clarksburg 
subject to the 
availability of 
funding for 
necessary public 
infrastructure 
improvements. 

STAGE 1: 
lan 

adoption. 

STAGE 2: A 
solution for 
wastewater 
treatment 
problem is 
100% 
programmed 
in first 4 
years of CIP 

AND 

Clarksburg 
Facilities 
Plan is 
completed 

AND 

One or more 
development 
districts or 
similar non
traditional 
financing 
mechanisms 
are 
implemented. 

IMPLEMENTAT:ION 
MECHANISMS 

STAGE 1: 
Simultaneous 
area-wide SM.A 
and Ten-Year 
Water and 
Sewer Plan 
amendment, 

OR 

Downzoning to 
interim zoning 
categories. 

STAGE 2: Ten
Year Water and 
Sewer Plan 
amendment or 
SMA (depending 
on mechanism 
employed 
above). 



OPTION 4: PAY-AS-YOU-GO DEVELOPMENT 

SUMMARY OBSERVATIONS 

While responding to market demand for unlimited residential 
opportunities in Clarksburg, this option fails to address many 
infrastructure, co11J11unity building, and water quality protection 
issues that are also important to the coJIIJllunity. 

The liaited carrying capacity of the I-270/KD 121 interchange also 
suggests that development will be limited to approximately 3,000 
dwelling units until the I-270/Bewcut Road interchange can be 
progrmed in the state's comprehensive Transportation Plan (this 
project is an estimated 10 to 15 years off). Thus, this option 
would create unrealistic expectations within the development 
coJIIJllunity concerning the amount of development allowable in the 
near future. 

Finally, considerable differences of opinion exist between OPI and 
Planning Board staff concerning the fiscal value of this option. 
OPI staff believe that this staging option allows the development 
collJlluni ty to take maximum advantage of opportunities to form 
development districts or to undertake similar non-traditional 
financing mechanisms. Planning Board staff is concerned that the 
failure to seek economies of .scale of infrastructure development 
through geographic staging will eventually lead to the County 
assuming a much larger fiscal burden than is currently envisioned 
in or by pending development district legislation. 

STRENGTHS: 

FISCAL ISSUES: 

* Provides more certainty to developers interested in forming 
development districts (i.e., development districts will not be 
"held back" by the concern that forthcoming environmental or 
planning regulations might limit future development). 

COMMUNITY IDENTITY: 

* Allows sufficient development to support a range of retail 
opportunities and community facilities in Clarksburg. 

MARKET RESPONSIVENESS: 

* Politically, the easiest way to ensure fair treatment to all 
developers (no preference given to any particular property 
owner or geographic area--if funding for needed infrastructure 
is available, development may proceed). 

Responds to market demand for single-family housing in 
Montgomery County. 
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FISCAL ISSUES: 

* May be difficult to accurate determine the costs of needed 
infrastructure over the long term, which could result in 
government paying a greater share of infrastructure costs than 
expected. 

May 
for 

1 
scarce public 

cover 

with the rest of Montgomery County 
monies ( if development do not 

costs) 

COORDINATION OF LAND DEVELOPMENT AND INFRASTRUCTURE: 

* May create unrealistic expectations that development can 
proceed, only to be stopped at the time of subdivision when 
there is an insufficient staging ceiling capacity under the 
AGP (transportation capacity is constrained in early years by 
the limited capacity of the I-270/MD 121 interchange). 

May result in the inefficient use of costly infrastructure 
resources (particularly linear facilities such as sewer and 
water lines) . 

COMMUNITY IDENTITY: 

* Fails to reinforce the Town Center concept and may conceivably 
hinder its realization (due to excessive competition). 

MARKET RESPONSIVENESS: 

* The rate and location of development may be influenced by how 
vocal certain property owners are and by who applies and 
develops first rather than any predetennined policy preference 
or long-term planning goals. 

WATER QUALITY PROTECTION: 

* Higher density development of the Ten Mile Creek watershed and 
the Town Center may negatively impact the water quality of 
environmentally sensitive stream valleys. 

Fails to take advantage of the opportunities for improved 
water quality protection (new knowledge, techniques, and 
technologies) that could be gained through water quality 
monitoring in limited areas in communities such as Clarksburg. 

Severely limits the implementation of new measures that would 
provide added protection for environmentally sensitive areas 
of Clarksburg. 



* Is inconsistent with water quality review process goals to 
fine-tune BMP designs and performance through the initial 
monitoring of a limited, sub-watershed area that is less 
sensitive. 
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ATTACHMENTS 



186 SOURCE: MCPB WORKSESSION #10 - CLARKSBURG MASTER PLAN - 1-21-93 

B. ·STAGING PllINCXPLES 

1. Land-Use Planning Related 

a. To create a strong sense of community identity and 
provide a model for later development elsewhere in 
the area, include portions of the Town Center in 
early phases of development. 

b. Assure that areas planned. for higher density 
development near transit are not preempted by less 
intensive uses. 

c. Help assure 
particularly 
structure, 
development. 

· 2. Fiscal Related 

that essential 
schools and 

are planned 

public facilities, 
water/sewer infra
in sequence with 

a. Ensure that the timing and sequence of private 
development is responsive to the County's ability 
to fund associated capital improvement projects. 

b. Endorse the creation of mechanisms which would 
offer the possibility for private developers to 
join in public-private ventures to fund essential 
community facilities. 

c. Recommend that the zoning process be considered as 
one of the vehicles for implementing staging 
principles related to fiscal feasibility. 

d. Include funding of school construction (not just 
the dedication of school sites) and other public 
facilities as elements of publip-private ventures. 
(This Plan assumes that operating costs will come 
from Montgomery County Public Schools general 
operating budget or other revenue sources.) 

e. When proposals for optional zones are submitted, 
identify the fiscal impact of development in 
relation to the county's short-term and long-term 
Capital Improvements Program (CIP). 

J. Market Related 

a. Establish a staging program which provides 
incentives for the private sector to work with the 
County to address infrastructure needs. 

b. Accommodate in Clarksburg a reasonable share of the 
County's future annual residential growth rate. 
One figure presented for discussion by some members 
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of the Ad Hoc Work Group was 10 - 151 of the County 
forecasted annual residential growth. 

c. Establish a staging sequence that. gives private 
property owners reasonable certainty about when 
their properties might. be in an appropriate stage 
for development.. 

d. Provide a staging program that offers a variety of 
housing products in every· to promote an 
active, healthy market. 

Staff has prepared a map (see Circle 14) which applies the staging 
principles to the various analysis areas identified in the 
Preliminary Draft Plan. This was presented to the Ad Hoc Staging 
Work Group and immediately raised questions about how the concept 
would be implemented and what it meant for the timing of 
development in the various districts. 

staff is :not endorsing this staging approach at this time but is 
presenting it. for diseussio:n purposuas. '.rbil!il events needed to "open" 
each of the planning districts needs further refinement and &taff 
will continue t.o work o:n these events prior to the February 25 
worksessio:n on Implement.at.ion. 

As background to the lively discussion that is expected on this 
subject 1 staff would like to highlight the key features of the 
staging approach reflected on pages 14 and 15: 

l. The Town Center and the MD 355 Corridor are clearly 
identified as the top priority for near-term development. 

Although generally, there was agreement that this is a 
valid staging principle, owners of land elsewhere are 
very concerned that. this means nothing else can go 
forward until completion of some arbitrary number of 
units in the Town Center/MD 355 Corridor. This is an 
issue that bears discussion and raises the need for the 
Plan to specifically identify events which would allow 
other areas to go forward. 

2. The Cabin Branch Neighborhood located west of I-270 is 
identified in later st.ages of development. 

3. Although the staging recommendations identify the Town 
Center as top priority and the Cabin Branch Neighborhood 
as lat.er priority, the map intentionally avoids a 
sequential format for staging (e.g., Stage I, Stage II, 
etc.) of t.he dist.rict.s and relies instead on staging 
objectives and events for each area. 
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THE I MARYL~NO-NATIONAL CAPITAL PARK ANO PLANNING COMMISSION 
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April 15, 1994 

MEMORANDUM 

TO: 

VIA: 

FROM: 

Laura Briggs, Community Planning 

Jorge A. Val~adares, P.E., Chief 
Environmental Planning Division 

Laura Bachle #{'~ 
Environmental Planning Division 

SUBJECT: Status and Future Use of Sewer Capacity in Germantown and 
Clarksburg Policy Areas 

status of sewer Service 
wssc has declared the Seneca and Muddy Branch basins Potential 

overflow Basins as defined in the Comprehensive Water Supply and 
Sewerage Systems· Plan. The plan. defines a Potential overflow Basin 
as "part or all of . any basin which has not experienced regular 
overflows of user backups, but for which the calculated or observed 
peak sewage flow, allowing for an appropriate wet weather reserve, 
exceeds the peak sewer operating capacity. 11 · Unless additional 
capacity is provided, the conditions will escalate to an Existing 
overflow Basin. If this occurs, WSSC will no longer issue sewer 
permits or authorize any future permits. currently, wssc has 
observed exceedences of the safe sewer operating capacity. As part 
of the Ten-Year Water and Sewer Plan, all category changes in these 
areas now have a condition which notifies the developer that 
plumbing permits may not be honored due to the overflow problem. 

Sewer service in the Seneca Creek basin, which serves 
Clarksburg and Germantown, is currently deficient for two reasons: 
transmission capacity in the lines serving the area and treatment 
capacity at the Seneca Wastewater Treatment Plant. 

The first deficiency is addressed by seventeen projects in the 
current CIP. The county Council has deferred final approval of 
these projects until a review of the Systems Development Charge 
(SDC) issues in the operating budget. Approval is recommended for 
all the projects, however, except for the Little Seneca Relief 
sewer Parts 2 and 3 (S-84.29 & S-84.30) which run along the shore 
of Little Seneca Lake. A new PDF that explores pumpover options 
has been requested. Currently, the lack of infrastructure is 
affecting development activity in the northern portion of 
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Germantown. Milestone is imn1ediately affected. 

The second deficiency concerns treatment capacity. Once the 
sewer transmission problems can be addressed, then there has to be 
a way treating the increased effluent. This will require a 
decision about how to supply additional treatment capacity. A 
number alternatives have been spelled out in the strategic 
sewerage Plan. The Seneca Creek Upgrade (S-53.06) will make the 
current WWTP permanent and provide some upgrade in treatment 
capacity and some ief for the Muddy Branch sewer. This upgrade 
in capacity will on line by July, 1997, however, it will not 
provide even a temporary solution to capacity problems. It will 
only reduce the amount of time the plant spends in operating over 
safe capacity limits. 

The permanent solution to trea:tment capacity problems must 
await continued evaluation of alternatives by the agencies involved 
in water and sewer planning. A decision by the Montgomery County 
Council is also needed. It. is optimistically speculated that a 
solution to the treatment problems may be underway in six years. 

Future Use of Sewer Capacity 
Staff of the Environmental Planning and Research Divisions 

completed a quick analysis of forecasts, existing pipeline, and 
plumbing permit information for Germantown and Clarksburg. current 
(Round 5) forecasting shows Clarksburg and Germantown "competing" 
for sewer capacity at the turn of the century. Commercial capacity 
in Germantown is high. Approximately 85% of authorized commercial 
development is in the pipeline. This compares to about 45% 
authorized residential development. (Authorized development refers 
to approved subdivisions and site plans that have "queued up" at 
wssc. The percentages indicate the amount of development that has 
been authorized but does not have plumbing permits). It is likely 
that additional commercial development in Germantown will occur 
prior to any increase in demand for housing in Clarksburg. 

It cannot be accurately predicted where development would take 
place if both areas were available for water and sewer service at 
the same time, however both areas are handicapped by the sewer 
treatment deficiency. Relief will arrive at the same time to both 
areas (post year 2000). In the interim, slower growth in 
Germantown could result from sewer transmission and capacity 
problems as easily as could from market conditions. 

In any case, treatment capacity deficiencies should be taken 
into account for staging in Clarksburg. Based on these 
deficiencies, it is prudent to confine the first stage of 
Clarksburg development to existing authorizations only, given the 
current status of sewer service. It is also reasonable to assert 
that, due to sewer deficiencies, Germantown and Clarksburg 
development will both be dependent on facilities that will not be 
available for at least six years, and that this dependency will 
affect the rate of growth in the planning areas. 
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Discussion of Pa near Property: 

The Pancar property is a 53-acre tract located northwest the intersection 
of West Old Baltimore Road and MD 355 in the Brink Road Transition Area. The 
property was r :ommended for R-200 zoning in the 1968 Plan and is recom
mended for R-200/TDR zoning in this Master Plan. There is a completed 
Preliminary subdivision been pending at Planning Board, 
awaiting a se1,ver category change. 

Previous requests for a category change were denied pending preparation of 
the Master Plan. Because the proposed Preliminary Plan will implement the 
intent of this Master Plan and in light of the fact that this property has been in 
the development approval process for some time, it is appropriate to extend ser
vice to this property in the near term. 



Fiscal Impact Analysis Summary 

The Clarksburg Master Plan and Hyattstown Special Study Area Fiscal 
Impact Analysis Quly 1993) prepared by Montgomery County Government, 
Office of Planning Implementation (OPI) is available at the OPI office in 
Rockville. A reference copy is also available for public review at M-NCPPC 
Information Counter in Silver Spring. Due to the length of the final report, only 
the Executive Summary is included in this section. 
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Executive Summary 

Purpose of the Study 

This analysis of the Clarksburg Master Plan examines the fiscal impact of the 
development likely to occur over the next 20 years. The Regional District Act 
mandates that the Executive prepare a fiscal analysis of proposed master plans. 

This study anticipates that 10,150 new houses and almost 2 million square 
feet of retail, office, and industrial space will be built in Clarksburg between 
1995 and 2015. This analysis estimates that the capital program needed to serve 
this new growth will cost about $250 million. New growth in Clarksburg will 
raise approximately $124 million in property taxes and income taxes over a 40-
year period that could be used toward the County's debt service payments. 

If the County wants to implement the Plan as proposed, the County must 
identify approximately $126 million in additional revenues. If additional rev
enues cannot be raised, the County may need to consider a smaller capital pro
gram for the same level of development or a plan to delay development until 
more revenues are found. 

Potential Sources of Revenue 

This analysis estimated potential revenue from several types of supplemental 
revenues. 

• The County could reallocate existing revenues to pay for new projects in 
Clarksburg. Approximately $19 million is theoretically available for debt 
service payments from existing businesses and residents in Clarksburg. If 
the County were to fund the entire $126 million, it would increase the 
debt per capita by about $133 by the year 2015. This equivalent to 10.4 
percent of the current per capita debt of $1,270. 

• The County could use nontraditional revenue sources to raise more 
money. Currently, the County collects impact taxes to help pay for roads in 
Germantown and the eastern part of the County. The County has also 
adopted a Construction Excise Tax (CET) to help fund new capital pro
jects. This tax is scheduled to go into effect in 1995. 

• CET revenues from new growth in Clarksburg would raise almost $37 mil
lion that could be used to offset the $126 million funding gap. 

• If the County chose to impose a CET to cover the entire $126 million gap, 
current fees would increase substantially. The rates would increase as fol
lows: 



multi-family units 
townhomes 
single-family detached homes 
R&D/office 
general office and retail use 

$900 to $3,079 
$2,100 to $7,138 
$4,800 to $16,439 
$2.40 to $8.21/square foot 
$4.00 to $13.68 square foot 

• An impact tax based on road and school usage would shift the burden 
among the various uses. It would lower the rates for single-family detached 
housing; slightly increase the multi-family rate, the general office rate, and 
the R&D rates; and substantially increase the retail rate. 

Potential Capital Program Modifications 

The $250 million capital program estimate includes several costs that would 
not be absolutely critical to the initial implementation of the Clarksburg Plan. If 
the County is unable to identify new revenue sources but still wished to imple
ment the Plan, an alternative course of action would be to reduce capital pro
gram costs. 

• A $250 million capital program estimate includes almost $40 million in 
maintenance and replacement costs. Revenues to offset these costs could 
be deferred to a later date. 

• The capital program estimate also includes about $15 million in transporta
tion improvements that could be eliminated if the County chose to modify 
the formula that it uses to estimate future levels of traffic congestion. 

• Altogether, these modifications could reduce the capital costs from $250 
million to $195 million. Nonetheless, in general, the County's ability to 
address future funding problems solely through capital program modifica
tion is limited. Assuming $161 million from "adopted" revenue sources 
(i.e., $124 million from property and income taxes and $37 million from 
the CET), there would be a shortfall, of about $34 million. Thus, even with 
a scaled back capital program the County would need to virtually double 
current CET rates to implement the Plan. 

limits of the Analysis 

Previously, OPI estimated total costs to implement the Plan would be in 
excess of $450 million from all sources. While this analysis raises important 
questions about the development of a funding strategy, implementation of the 
Master Plan will extend far beyond the County Capital Improvements, which are 
the focus of this analysis. 

Water and sewer services and the transitway are particularly critical to Plan 
implementation. OPI estimated water and sewer projects at $72 million; howev
er, this estimate covered local lines only. It did not include service for 
Hyattstown or improvements needed to address wastewater treatment. 
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The Long-Range Strategic Plan released by the Washington Suburban 
Sanitary Commission (WSSC) last spring identifies an expansion to the Seneca 
Wastewater Treatment Plant as the first in a series of critical decisions the 
County must make to address sewer issues. Clearly, a solution to wastewater 
treatment should precede implementation of a financing mechanism, which pre
sumes development will be able to move forward. 

Several estimates in the Plan assume that today's practices and guidelines 
will continue far into the future. Examples of these assumptions include the fol
lowing: 

• The analysis estimates total future General Fund expenditures by assum
ing that property and income taxes will continue to make up 72 percent of 
these revenues. To the extent the share of these traditional sources 
changes, these estimates would need to be revised. 

· The analysis assumes that no more than 10 percent of General Fund 
expenditures will be available for debt service payments. This limit is used 
because it is one of the major debt limit guidelines the County follows 
today to maintain its AAA bond rating. 

• Finally, this analysis assumes that almost all of the residential development 
but only half of the nonresidential development called for in the Plan will 
develop in the next 20 years. Moreover, the Plan estimates that total resi
dential development will approach only 75 to 80 percent of the end-state 
zoning yield. These estimates are very preliminary. Changes to the devel
opment yields and/or timing could affect the level and costs of Capital 
Improvements that will be needed. 



PART 6 
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1v1r~~ 
THE I MARYL+ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

pp 
C 

MCPB NO. 94-8 
M-NCPPC NO. 94-10 

8787 Georgia Avenue ® Silver Spring. Maryland 20910-3760 

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 a General Plan for Physical 
Developm2nt of the Maryland-Washington Regional District; and 

WHEREAS, the Montgomery County Planning Board of The 
Maryland-National Capital Park and Planning Commission, pursuant 
to said law, held a duly advertised public hearing on March 23, 
1992, and April 2, 1992, on the Public Hearing (Preliminary) 
Draft Clarksburg Master Plan, being also an amendment to the 
Clarksburg and Vicinity Master Plan, 1968, as amended; a portion 
of the Master Plan for Historic Preservation, 1979, as amended; a 
portion of the Functional Master Plan for Preservation of 
Agriculture and Rural Open Space, 1980; a portion of the 
Germantown Master Plan, 1989; a portion of the Boyds Master Plan, 
1985; the Master Plan of Bikeways, 1978, as amended; being also 
an amendment to the General Plan for the Physical Development of 
the Maryland-Washington Regional District, as amended; and the 
Master Plan of Highways within Montgomery County, as amendedi and 

WHEREAS, the Montgomery County Planning Board, after said 
public hearings and due deliberation and consideration, on June 
3, 1993, approved the Planning Board (Final) Draft of the 
proposed Plan, and 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 
recommendation on the Planning Board (Final) Draft Clarksburg 
Master Plan and forwarded those recommendations with a fiscal 
analysis to the District Council on July JO, 1993; 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 public 
hearings on September 9 and 21, 1993, wherein testimony was 
received concerning the Planning Board (Final) Draft Clarksburg 
Master Plan; and 
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WHEREAS, the District Council, on May 23, 1994, approved the 
Planning Board (Final) Draft Clarksburg Master Plan subject to 
the modifications and revisions set forth in Resolution No. 12-
1632; and 

NOW, THEREFORE, BE IT RESOLVED, that the Montgomery County 
Planning Board and The Maryland-National Capital Park and 
Planning Commission do hereby adopt said Clarksburg Master Plan, 
together with the General Plan, for the Physical Development of 
the Maryland-Washington Regional District as amended; and Master 
Plan of Highways within Montgomery County as amended; and as 
approved by the District Council in the attached Resolution No. 
12-1632; and 

BE IT FURTHER RESOLVED, that copies of said Amendment should 
be certified by The Maryland-National Capital Park and Planning 
Commission and filed with the Clerk of the Circuit Court of each 
of Montgomery and Prince George's Counties, as required by law. 

******************** 

This is to certify that the foregoing is a true and correct copy 
of a resolution adopted by the Montgomery County Planning Board 
of The Maryland-National Capital Park and Planning Commission on 
motion of Commissioner Richardson, seconded by Commissioner 
Floreen, with Commissioners Hussmann, Floreen, Aron, Baptiste and 
Richardson voting in favor of the motion at its regular meeting 
held on Thursday, June 9, 1994, in Silver Spring, Maryland. 

********************* 

This is to certify that the foregoing is a true and correct copy 
of a resolution adopted by the Montgomery County Planning Board 
of The Maryland-National Capital Park and Planning Commission on 
motion of Commissioner Floreen, seconded by' Commissioner McNeil, 
with Commissioners Hussmann, Rhoads, Baptiste, Boone, Dabney, 
Floreen and McNeil voting in favor of the motion, with 
Commissioners Aron and Richardson being absent, at its regular 
meeting held on Thursday, June 15, 1994, in Mitchellville, 
Maryland. 



Resolution No.: 
Introduced: 
Adopted: 

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 

12-1632 
May 23, 1994 
May 23, 1994 

Subject: Approval of Planning Board (Final) Draft Clarksburg Master Plan 
and Hyattstown Special Study Area 

· Backgrm,md 

1. On June 30, 1993, the Montgomery County Planning Board transmitted to 
the County Executive and the County Council the Planning Board (Final) 
Draft Clarksburg Master Plan and Hyattstown Special Study Area. 

2. The Planning Board (Final) Draft Master Plan amends 'the Clarksburg and 
Vicinity Master Plan, 1968, as amended; a portion of the Master Plan for 
Historic Preservation, 1979, as amended; a portion of the Functional 
Master Plan for Preservation of Agriculture and Rural Open Space, 1980; 
a portion of the Germantown Master Plan, 1989; the Master Plan of 
Bikeways, 1978, as amended; being also an amendment to the General Plan 
for the Physical Development of the Maryland-Washington Regional 
District, as amended; and the Master Plan of Highways within Montgomery 
County, as amended. 

3. On July 30, 1993, the County Executive transmitted to the District 
Council comments concerning the Planning Board (Final) Draft Clarksburg 
Master Plan and Hyattstown Special Study Area with a fiscal analysis. 

4. On September 9 and 21, 1993, the County Council held public hearings 
regarding the Planning Board (Final) Draft Clarksburg Master Plan and 
Hyattstown Special Study Area. The Master Plan was referred to the 
Planning, Housing and Economic Development Committee for review and 
recommendation. 

5. On October 4 and 18, 1993 and November 8 and 29, 1993 and December 6 and 
13, 1993, January 31, 1994, February 1, 7, 14, 22, and 28, 1994, and 
March 11, 14, and 25, 1994, and April 21, 22, and 26, the Planning, 
Housing and Economic Development Committee held worksessions to review 
the issues raised in connection with the Planning Board (Final) Draft 
Clarksburg Master Plan and Hyattstown Special Study Area. Several 
revisions to the Master Plan were recommended by the Committee. 

6. On April 5, 11, 12, 14, 15, 19, and 26, 1994, the County Council 
reviewed the Planning Board (Final) Draft Clarksburg Master Plan and 
Hyattstown Special Study Area and the recommendations of the Planning, 
Housing and Economic Development Committee. 
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200 Resolution No. 12-1632 

7. On January 18, 1994 and March 22, 1994 the County Council extended the 
deadline for action on the Planning Board (Final) t Master 
Plan for 60 days. 

Action 

Toe County Council for Montgomery County, , sit as the 
District Council for that of the Maryland-Washington Regional District 
in Montgomery , Maryland, approves the following resolution: 

Toe Planning Board (Final) Draft Clarksburg Master Plan and Hyattstown 
ial S Area, dated June 1993, is with revisions. Council 

revisions to the Planning Board (Final) Draft Clarksburg Master Plan and 
Hyattstown Special Study Area are identified below. Deletions to the text of 
the Plan are indicated by [brackets], additions by underscoring. 

CLARKS.BURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY AREA 

Page vi, paragraph 1, sentence 2: 

[The Advisory Committee does not take a position or vote as a body.] ll 
is the Planning Board's policy that Advisory Committees not vote on 
issues. 

INTRODUCTION 

Page 1, 1st paragraph: 

This Plan is the culmination of a five[three]-year process that ha.:; 
featured over 30 meetings of the Clarksburg Master Plan Citizens Advisory 
Committee, 13 Planning Board worksessions, 18 County Council Planning 
Housing and Economic Development Committee meetings. Z County.Council 
worksessions. community workshops on a variety of planning topics, 
property owners workshops, technical workgroup meetings on staging and 
implementation, and close coordination with govern.mental agencies 
affected by the Plan's recommendations. 

Page 2, last paragraph: 

Creating a vision for Clarksburg that embraces these policy 
objectives has resulted in significant changes to the 1968 Plan. The 
most significant changes involve the clustering of development east of 
I-270. The 1968 Plan anticipated extensive residential development, with 
public water and sewer service throughout the Study Area. [This Plan 
makes environmental protection a key objective west of I-270.] 

Page 6, policy 2 under third paragraph: 

2. This Plan recommends that Clarksburg's natural features~ 
particularly stream valleys, be protected and recommends that 
[designates the] Ten Mile Creek [Area as an area of special 
environmental concern.] and Little Seneca Creek be afforded special 
protection as development proceeds. 



Resolution No. 12-1632 

Page 6, policy 8 under third paragraph: 

8. This Plan emphasizes the importance [balances the role] of I-270 as 
a high-technology corridor for Montgomery County [with the town 
scale of development proposed for Clarksburg.] and the region and 
preserves key sites adjacent to I-270 for future employment options. 

Page 6, policy 10 under third paragraph: 

10. This Plan recommends [that zoning implementation policies in 
Clarksburg should be responsive to fiscal concerns.] development be 
staged to address fiscal concerns and to be responsive to community 
building and environmental objectives. 

Page 7, revise Figure 4 to reflect County Council changes. 

Page 8, paragraph 6, 1st sentence: 

The 1993 General Plan Refinement of the Goals and Objectives for 
Montgomery County ·[will] amend.s_ the 1964 General Plan, commonly called 
" ... on Wedges and Corridors" and the 1969 Updated General Plan for 
Montgomery County (approved in 1970). 

Page 10, first paragraph: 

This Master Plan seeks to retain the existing employment centers in 
Clarksburg and adds employment acreage along selected locations near 
I-270. [The Plan does not seek a vast expansion of employment 
opportunities in the area, allowing the major portion of ecgn<;>i:i!;.c 
activity to be directed to the Urban Ring and more developed .portions of. 
the Corridor. (Economic Activity Objective 6).] This recommendation· . 
conforms to the General Plan Refinement's Statement that the I-270 
Corridor "is a significant employment resource for the County and 
region.'' Improving connections between cormnercial centers and 
residential areas are promoted in the Plan, as envisioned by the General 
Plan Refinement (Economic Activity Strategy 4C). The recommendations 
which permit the intensification of existing centers of economic activity 
are in accord with Vision 6 of the State Planning Act -- economic growth· 
is encouraged. 

Page 12, paragraph 2: 

The General Plan Refinement recognize(d]~ that there will be 
conflicts among its goals, objectives, and strategies and noted that "it 
is only within the master plan context, where decisions about individual 
parcels of land are made, that any reasonable prioritization of competing 
goals and objectives can be made." 



Resolution No. 12-1632 

Page 12, paragraph 3, delete last sentence: 

Clarksburg is located on the I-270 Corridor, which the General Plan 
Refinement identifies as a major development area. The Refinement's 
intent is contained in the land use objective, "Direct the major portion 
of Montgomery County's future growth to the Urban Ring and.the I-270 
Corridor." However, environmental resources in Clarksburg also require 
protection. Both the General Plan Refinement throughout the Environment 
Goal and the 1992 Planning Act urge protection of sensitive areas. 
Addressing these two factors has been a challenge throughout the planning 
process. The balance struck by the Clarksburg Plan is to propose a 
transit-oriented town scale of development largely east of I-270. [More 
than one-third of the Study Area is designated for rural and agricultural 
land uses.-] 

Page 12, paragraph 6: 

The County Council Public Hearing on the Planning Board (Final) 
Draft Plan provided [will offer] the general public an opportnnity to 
express their concerns to the Council. After the Public Hearing, a 
series of Council worksessions ~ [will be] held and appropriate 
revisions to the Plan~ [will be] made. [It is anticipated that the 
Plan will be adopted by the County Council by early 1994.] 

Page 13, revise Figure 6 to reflect County Council action. 

VISION FOR THE FOTOR.E 

Page 16, paragraph 2: 

The Concept Plan for Clarksburg, as shown in Figure 7, env1s1ons a 
transit-oriented community located in a natural setting. About (80] fu 
be recalculated) percent of all future development is channeled to the 
Town Center and a series of transit-oriented neighborhoods. 
Approximately [two-thirds]~ of the Study Area is designated as 
agricultural and rural open space. 

Page 16, after paragraph 3: 

1968 1989 
Clarksburg Germantown 
Master Plan Master Plan 

Population 41,900 92,000 

[Planning Board] 
[Draft] 12.9A Clarksburg 
Master Plan 

[44,000] 43.000 

Page 16, add new bullet to bottom of page: 

Continues the role of 1-220 as a high technology center but proposes 
a scale and intensity of employment uses that is consistent with a 
town scale of development. 

Page 17, revise Figure 7 to reflect County Council changes 



Resolution No. 12-1632 

Page 18, paragraph 1: 

'this Plan ·rec~ that Clarbbu:q"s natuntl features~ 
particularly stream valleys~ oo protected and [designates the] rec~ds 
Ten Mile Creek [Area as a. u-ea of special ~tal cm::aceno..] m.m 
Littlfi Saeea Creek~ afforded special m:oteetioo u deyeloplllffllt 
proc~ .. 

Page 18, paragraph 4: 

[Clustering 80 percent of proposed development in one-third of the land 
area is the most significant response to protecting Clarksburg's 
environmental features. Wit~in the developed portion of the Study Area, 
this Plan proposes environmentally related guidelines for roads, 
stormwater management, and noise as a means to protect features.] 
Efforts beyond the current environmental guidelines are considered 
crucial to address development impacts on the high-quality environment of 
Clarksburg. This Plan protects the most sensitive environmental 
resources by applying additional water quality review and monitoring 
reguirements. 

Page 18, after bullet 5: 

o Recommends development in the most sensitive watershed (Ten Mile 
Creek) occur only after the implementation and evaluation of the 
water guality review process has been completed. 

Page 24, after bullet 5: 

o Designates certain historic and scenic roads as "rustic" to help 
preserve their character. 

Page 25, revise Figure 11 to reflect County Council changes 

Page 26, after bullet 7: 

o Designates an area visible from I-270 for high-technology employment 
~ 

Page 27, revise Figure 12 to reflect County Council changes 

Page 30, paragraph 1: 

?bis Flaim Coo.lances the role] ..._Jw,ize1 the llll!2Qrgm~e of I-270 as 
a high-teclmology corri.dor for ~t~ry Com:aty [with the tovo. $cal® of 
d.ewelop!lllllfmt proposed for Clarbbw:-g.] mm the region md. preserves key 
sites adjacent to I-270 for fut:w;e emplQ11111Cllt optiQW>& 



Resolution No. 12-1632 

Page 30, paragraph 2: 

The proximity of Clarksburg to I-270 has resulted in the location of 
two significant employment campuses in the area: Comsat and Gateway 
270. These two areas, both zoned for office and light industrial uses, 
could ultimately generate more than 20,000 jobs. [The amount of land 
presently zoned or planned in the County for office uses will address 
projected employment needs for at least 40 years. For this reason, this 
Plan proposes additional office/R&D related employment uses in Clarksburg 
be limited to the portion of the I-270 Corridor at the southern end of 
the Study Area where Comsat and Gateway 270 are located.] Although these 
two campuses are likely to meet employment needs for year to come. this 
Plan recognizes the long term importance of I-270 as a high-technology 
corridor. For this reason. the Plan designates acreage on both sides of 
I-270 for employment sites. In addition to being visible from I-270. 
these sites lie near existing or proposed interchanges and are large 
enough to allow comprehensively designed employment centers. 

Page 30, before bullet 1: 

0 Continues the role of I-270 as a high technology center but proposes 
a scale and intensity of employment use that is consistent with a 
town scale of development. 

Page 31, revise Figure 14 to reflect County Council changes: 

Page 32, bullet 1: 

o Proposes that [2,100] l_._2,0_Q acres in Clarksburg be added to the 
County's Agricultural Reserve Area. This recommendation will help 
create a transition from the I-270 Corridor to productive 
agricultural land in western Montgomery County. The preservation of 
farmland will also contribute to the concept of Clarksburg as a town 
surrounded by rural open space. 

Page 32, bullet 2: 

o Proposes that certain areas in the vicinity of Clarksburg be removed 
from the Agricultural Reserve. Approximately (380] ill acres are 
involved. The agricultural character of these areas, also shown in 
Figure 15, will be changed once the land use and transportation 
recommendations of this Plan are implemented. 

Page 33, revise Figure 15 to reflect Co~ty Council changes. 



Resolution No. 12-1632 

Page 34, revise as follows: 

POLICY 10: STAGING 

Plan rec~ds that boning implemen.taticm policies in 
Clarksburg should be responsive to fiscal cm:ice~.] development be 
etage<J. to a<Wress fisgJ ccm,cems mw to mi respm.ul!iE to rP!!!!Wity 
bu;iJdin~ .md fflYirmmenW protection ajectrns~ 

The end-state Land Use Plan will require a subatantial amount of 
capital facilities. The Montgomery County Office of Planning 
Implementation has pointed to the need for additional revenue sources to 
fund these facilities. 

Other Planning concerns which underscore the need for opening development 
areas in accord with established staging principles. include; 

A. Sewage treatment and conveyance system capacity constraints 

B. Plan objectives to foster early development of the Town Center and 
~he east side of I-270 in general 

c. Environmental concerns in Ten Mile Creek 

This Plano 

o Identifies six staging principles to help guide growth in Clarksburg. 

o Designates four geographic staging areas (see Figure 16) and staging 
events which must occur prior to development of each stage. 

o Relies on the Comprehensive Water and Sewer Plan to implement the 
staging recommendations. 

[o Proposes that rezoning of properties in Clarksburg to higher density. 
occur only when new revenue mechanisms are in place or imminent and 
public funds are available for the public share of capital facility 
costs.] 

[o Includes two zoning implementation options which address different 
fiscal scenarios.] 

o Outlines how the Annual Growth Policy (AGP) and the Comprehensive 
Water Supply and Sewerage Systems Plan can be supportive of zoning 
strategies. 

[The properties affected by this recommendation are shown- in Figure 16.] 

Page 35, revise Figure 16 to reflect County Council changes. 



Resolution No. 12-1632 

LAND USE PIAN 

Page 37, paragraph 1, third sentence: 

The area west of Ten Mile Creek [Area] is proposed for rural and 
agricultural uses. 

Page 38, Figure 17 to be revise to reflect County Council changes. 

Page 39, Table 2, revise as follows: 

Table 2 

~ED HOUSING Km Bl' GBC>GllAPBIC AIM 

Multi-Family Attached Detached 

Town Center District 25-45% 30-50'%. 10-20'%. 
Transit Corridor District 

Transitway Area 30-50% 40-60'%. 5-lO't 
MD 355 Area 5-lO't 30-40% 50-60'%. 

Newcut Road Neighborhood 10-20'1 35-45% 45-55'1 
Cabin Branch Neighborhood 10-20'1 35-451! 45-SS't 
Ten Mile Cteek ~ast Q'l Q-301 70-1001 

Total Study Area 15-25'1 30-40'%. 40-SO't 

* Includes s,.,.1ox Semi-Detached Units. 



Resolution No. 12-1632 

40, Table 1, revise as follows: 

Table l 

~y OF~ DD--5Un: DJNKLOfflKNT 
PO"mf.fIAI, BY GEOGRAPHIC ARM* 

flanning Subarea Acres 

Town Center District 
Transit Corridor District 

ill[590] 
990 

[Iransitway Area 460 
[MD 355 Area 530 

Newcut Road Neighborhood 1,060 
Cabin Branch Neighborhood 950 
Ridge Road Transition Area 900 
Brink Road Transition Area 860 
Hyattstown Special Study Area .6..81[570] 
Ten Mile Creek Area ~[3,750] 

Totals 9,670*** 
[9,700] 

Dwelling · 
Units* 

~[3,390] 
2,790 

1,430 
1,360 

4,660 
1...22Q[2,280] 

lli[490] 
1,000 

lli[280] 
l. 240 [480] 

14.930*** 
[15,400] 

Employment 
and Retail 
(Square Feet) 

770.000(227,000] 
3.300.000-5.000.000** 

,600,000] 
5,444,000] 

156,000] 
109,000 

2.420.000fl,311,000] 
26,000 

871,000 
155,000 
960.000(160,000] 

8.611.000-10.311.000*** 
[8,500,000] 

* See the Technical Appendix for a description of the methodology used to 
calculate end-state development. End-state development is based on zoned 
holding capacity yields. 

** [Seneca Correctional Facility.]The maximum amount of development on the 
Comsat property could range from 2.3 million sguare feet to 4.0 million 
square feet depending on whether Master Plan criteria relating to 
transit-oriented development are met. 

*** Rounded. 
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Page 41, Figure 18, revise to reflect County Council changes. 

Page 42, add bullet after bullet 1: 

2 Reinfnrce the concept of I-27Q u a high tech egplo:,nent corridor b:, 
4esiP&ting a suitable site rear 1-210 for ffllJIPlQJf'PWt use. 

The land use plan reco1D1Dends an employment site for up to 470.000 
sQ.Jl.8.re feet in the Town Center District. The proposed site has the 
following characteristics: 

Q 

Q 

.Q 

it is visible from I-270• 

it adjoins a future proposed transit stop; and 

it has excellent access from the I-270/MD 121 interchange • 

In accord with the Plan intent to foster a mix of uses and to 
promote an interrelated land use pattern. a zoning option which 
encourages the joint development of residential and employment uses 
is proposed. This approach is also intended to promote a more 
integrated overall Town Center concept and a better relationship 
between this property and portions of Town Center east of MD 355. 

This zoning option (the MXPD Zone-see Zoning chapter) would apply 
to all the acreage shown in Figure 

Page 42, 1st paragraph after bullet 2: 

In terms of residential uses, the Plan assumes an ultimate build-out of 
approximately [3,400] ~ units in the Town Center. The recommended 
guidelines in terms of mix of units are as follows: 

Multi-Family 
Attached 
Detached 

25 to 45'1 
30 to 50'1 
10 to 20'1 

The total number of units in Town Center may be increased in the PD and 
RMX zones up to 20% if carriage homes are accessory to a primary dwelling 
unit or they are a primary dwelling on a lot; however. the final 
determination regarding this increased number of units. their design and 
placement (so as not to result in an adverse concentration and impact) 
will be made by the Planning Board at the time of Project Plan or 
Development Plan approval. These units will not count as 
Moderately-Priced Dwelling Units. The Planning Staff should continue to 
e:gplore whether a text amendment allowing separate ownership of a 
carriage house or changes to Chapter 25A are necessau, 
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Page 42, add at end of page: 

The Town Center District boundary bisects some properties; portions of 
the properties within Town Center are recommended for densities of 2-4 
uni ts p~r acrs:. 

If density is clustered from the ·portions of the properties outside the 
Town Center. then a density of 5-7 units per acre for the portions inside 
Town Center would be appropriat_e_. Approval of this density would be 
dependent upon a proposed development achieving compatibility with the 
scale and intensity of neighboring uses and meeting Flan objectives 
regarding compatibility with the historic district. 

Page 43, revise Figure 19 to reflect County Council changes. 

Page 44, paragraph 1, 1st sentence: 

In terms of [office and retail uses] commercial uses, up to [190,000 to 
225,000] 300.000 square feet are proposed. 

Page 44, bullet 2: 

• A maximum square footage of the retail center is proposed (up to 
approximately [120,000] 150.000 square feet). 

Page 48, add new paragraph after"• The open space element in the triangle 
formed "· 

The location. design and size of community services and community 
facilities should reflect the more concentrated development pattern 
proposed for the Town Center. Facilities should be planned in this 
context and be land intensive and pedestrian oriented; the same plan 
principles which guide private development should also guide public uses. 

Page 48, bullet 1, paragraph 1, 3rd sentence: 

This Plan recommends that a high degree of public interaction be provided 
in the Town Center, in close proximity to the retail center, to encourage 
a post office, library, [senior citizens' center,] and community center. 
At the time of development, Planning Staff will identify the amenity 
required under the RMX zone. A civic use may be an appropriate amenity 
for this area. 

Page 48, bullet 2, paragraph 2: 

A transit stop is proposed in the Town Center west of the historic 
district on Redgrave Place and A-19. Clarksburg Elementary School is 
located here. Although t[T]his Plan endorses the long-term future 
replacement of this school at another location. the continued operation 
of the school is anticipated for many years to come. 

Page 49, revise Figure 21 to reflect County Council changes. 
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Page 52, add as last sentence to second paragraph, under first bullet: 

The width of the greenway should be the minimum width needed to 
provide a trail system. but should not be any wider than necessary in 
Town Center. 

Page 53, revise Figure 22·to reflect County Council changes. 

Page 54, insert the following at the location of bullet 3 and move bullet 3 to 
precede the last paragraph on the page: 

Ccmtinue the present eg;plqyment uses alcmg I-270. 

Page 54, paragraph 4: 

The Plan assumes a maximum build-out potential of [5.6]~ million square 
feet of eaplo:p11111mt in this district. The large amount of employment 
square footage reflects the [maximum]. buildout of two office parks 
already partially built and occupied: Gateway 270 and Comsat. This Plan 
assumes continued buildout of these properties as major employment 
centers. This Plan caps development on the Comsat site at 2.3 million 
sqy.are feet of employment with the option of increasing development to 
4.0 million square feet if the development pattern is transit-oriented. 
The Plan does recommend a relatively small portion of the Comsat property 
be changed from employmen~ to residential uses. This portion of the 
Comsat site is separated from the main campus by a stream valley. [The 
number of employees which could be generated by 5.6 million square feet 
ranges from 15,000 to 22,000.] For this reason, the transitway is 
located as close as possible to these employment areas. This Plan 
designates a transit stop location on the Comsat property. 

As discussed in the Transportation chapter. a park-and-ride lot is a 
future possibility in the vicinity of the Comsat transit stop. This Plan 
reconunends a park-and-ride lot on the Comsat property only if developed 
in cooperation with Comsat. 

Page 54, last paragraph: 

To introduce housing into this significant employment area, the Plan 
designates land adjoining the transit stops as residential. This 
approach will result in approximately [1,500] .L..QQQ dwelling units in 
close proximity to employment. Two areas along the proposed Observation 
Drive/transitway are designated as residential centers. The Shawnee Lane 
transit area includes several different parcels. including properties 
proposed for redevelopment. A density of 7-11 dwelling units per acre is 
proposed here and a Planned Development ·{PD) Zone is recongended to 
encourage assemblage and to promote a mix of uses near the transit stop 
itself. 
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Further north, a 41-acre parcel is recommended for residential uses at 
7-9 dwelling units per acre. Although traversed by Observation 
Drive/transitway. this property is not proposed as a transit stop nor is 
a mix of residential and non-residential uses proposed. For these 
reasons. higher density residential uses are recommended to be achieved 
through the transfer of development rights to help im,lement County 
agricultural preservation policies, 

Page 63, add new bullet after bullet 4: 

o the property has extensive frontage along I-270. opposite Comsat and 
Gateway 270. making it an important part of the I-270. high tech 
corridor. 

Page 63, paragraph 4: 

This Plan concludes that the opportunity to provide a 
transit-oriented [serviceable] residential neighborhood and to re-inforce 
the I-270 high-tech corridor concept are [is] the most important public 
policy objective~. This Plan proposes that the environmental concerns be 
addressed by mitigation strategies, discussed in the Environmental Plan 
chapter, at time of development. This Plan also proposes buffers along 
the streams. 

Page 63, text below the last bullet: 

Page 

Page 

Page 

Page 

Residential [2,280] Ll2Q. dwelling units 

[900,000-l,200,000J2,000,000 - 2,300,000 square feet 

[110,0001120.000 square feet. 

Employment 

Retail 

64, revise Figure 26 to reflect County Council changes. 

65, revise Figure 27 to reflect County Council changes. 

66, after 1st paragraph: 

Detached 45 - 55% 
Attached 35 - 45% (incl:udH 5-10% semi-de tiu:hes:U 
Multi-f~ily 10-20% 

66, and a new bullet before the first bullet: 

.o Encourage a employaent pattern which is SllPJX)rtive of I-270 as a 
hidt-tm:bmloa: Corridor. 

Apprnx1PPfttely 175 acres of this neichborhood fronts I-270. This 
acreage offers an opportunity for a large, comprehensively planned 
employment center in close proximity to a residential neighborhood 
and associated retail and support services. This Plan recommends a 
mixed-use planned development zoning strategy {MXPD Zone-see Zoning 
Plan chapter) for the employment frontage to foster an integrated 
plan which co:uld include residential units. 
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The MXPD Zone would allow more intensive office uses on the northern 
portion of this site than would be allowed under the RMX base zone. 
Although the southern portion of the area fronting I-270 is 
recommended for I-3 zoning. this area would also be appropriate for 
MXPD to allow the entire 175 acres to be planned and designed in a 
comprehensive fashion. 

A major Plan concern is that the employment uses become an integral 
part of the overall Cabin Branch Neighborhood and that strong 
interrelationships be established among residential. employment. 
retail. and public facility uses. To encourage this. proposals for 
development should include a discussion of how individual plans will 
relate to the Master Plan's overall v1s1on for the Cabin Branch 
Neighborhood. · 

Page 67, bullet 2 and the paragraph below it: 

o Provide a suitable transition to the rural/open space character 
[west of MD 121] south of West Old Baltimore Road toward Boyds. 

[This neighborhood adjoins the Ten Mile Creek Area which is proposed 
as agricultural and rural-open space. MD 121 separates the two 
areas. This Plan recommends that development in the Cabin Branch 
Neighborhood be set back from MD 121 or, alternatively, that 
single-family detached homes front MD 121 to establish a character 
compatible with low-density development west of MD 121. This Plan 
also recommends that, to the maximum extent possible, attached and 
multi-family uses be clustered away from the intersection of MD 121 
and West Old Baltimore Road towards the neighborhood center, school, 
and park.] 

South of West Old Baltimore Road. the key planning objective along 
MD 121 is to maintain the present rural character so a strong 
transition is provided between the Cabin Branch and Ten Mile Creek 
East neighborhood and the rural cQDDUnity of Boyds, For this 
reason, a low density residential land use pattern (1 dwelling unit 
per 1 acre) is recommended. 

Just south of West Old Baltimore Road lies a 165-acre farm (the Reid 
Farm). To further the plan objectives regarding open space 
preservation along MD 121, this Plan recommends density be clustered 
away from MD 121. As with the Cabin Branch Neighborhood north of 
West Old Baltimore Roads. the use of TDR's is recommended to achieve 
higher density. The following Master Plan guidelines will be 
reviewed at time of subdivision. 

2 The number of dwelling units should not exceed 225. 

2 The mix of housing types should include a minimum of 85 percent 
detached. 
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Q The view from Rt. 121 should remain open and unobstructed. 
Housing should be clustered away from Rt. 121 and located in 
the area shown on the land use plan so that it does not 
obstruct the vista from Rt. 121. 

The open space pattern surrounding the residential cluster 
should be contiguous and not subdivided into residential lots. 
This would not preclude use as a farm cmd related farming 
activities, 

A portion of thJl open space should be dedicated as a special 
park once both subdivision has occurred and farming operations 
have cea~ed on the open space. 

Page 68, delete last bullet: 

[o Include employment uses as part of the mixed-use neighborhood 
concept. 

This Plan recommends employment use on approximately 70 to 90 acres 
located west of I-270 and south of MD 121. This area is located 
close to a future I-270 interchange and will be significantly 
inspected by future noise levels from I-270. This employment area 
is located at the edge of the Cabin Branch Neighborhood and near 
areas proposed for low-density residential south of West Old 
Baltimore Road. The location, massing and landscaping of buildings 
in the employment area should provide an appropriate transition to 
less dense uses south of West Old Baltimore Road.] 

Page 69, sentences l & 2 of paragraph under last bullet: 

East of Ridge Road, [a 91-acre farm forms] two properties totalling 
about 150 acres which are now being farmed form a transition between 
half-acre, suburban residential development to the north in Damascus 
and highly productive farmland to the south in the Goshen-Woodfield 
area. Although the [91-acre farm is] properties are part of the 
Clarksburg Master Plan and [is]~ currently zoned for half-acre 
residential, the Damascus Master Plan includes the recommendation 
that this area be re-examined in relation to agricultural 
preservation goals as part of the Clarksburg Master Plan process. 

Page 70, paragraph 2: 

This Plan recommends [land south of the proposed greenway be 
included in the Agricultural Reserve] a rural land· use pattern to 
reinforce the agricultural character envisioned for the 
Goshen/Woodfield Area. The Rural Cluster Zone encourages farming 
but also allows some residential development at 1 dwelling per 5 
acres. The portion of the farm fronting Ridge Road is recommended 
for 1 unit per acre to allow the type of development pattern already 
present in the area-sinple-family detached homes oriented to Ridge 
.fumd. 
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Page 71, revise Figure 28 to reflect County Council changes. 

Page 73, bullet 2, paragraph 2: 

proposed transit.way traverses this proper , the Plan includes 
for a higher density mixed-use zone. In the near term, 

however, low densi uses are most appropriate to reflect the capacity of 
West O 1 d Baltimor, Road. ] 

74, t bullet: 

o De$ipate M-83 ax. an appropriate edge to the Agricultural Reserve 
area eawt of Ridge Roa«L 

East of Ridge Road, the proposed M-83 alignment the edge of a 
130-acre area presently zoned for agriculture. This Plan recommends 
a change in land use for that parcel because M-83, once built, will 
separate th.e acreage from the larger Agricultural Reserve area. The 
Plan proposes a change to [low density residential] ~ land use 
that allows low-density residential uses as well as farming. 
However, as noted in the Implementation Strategies chapter, rezoning 
from the present agricultural zone to the Rural Zone should not 
occur until the location and design of M-83 is under way. 

[Residential development at 2 dwelling units per acre (TDR-2) would 
be appropriate here in accord with the following development 
guidelines: 

1. Sewer and water service infrastructure should be provided at no 
public cost. 

2. Development must be responsive to the Plan's designation of 
this area as environmentally sensitive.] 

Page 75, revise Figure 29 to reflect County Council changes. 

Page 77, sub-bullet 2, add after second paragraph: 

Two properties in this area are partially zoned for commercial use. One 
of these properties is a cemetery and the adjacent property to the north 
is undeveloped. Thi~ Plan recommends removal of commercial designation 
for the cemetery property. The Plan recommends the commercial 
designation for the entire 1.7-acre adjacent property located at the 
Frederick County line. This property is located in the Hyattstown 
Historic District and future development will be reviewed by the Historic 
Preservation Commission under the provisions of the County's Preservation 
Ordinance. MY new commercial development on this property must be of a 
character. size. and scale that is consistent with the historic area in 
Montgomery County. 
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Page 77, third sub-bullet: 

o Support for the provision of [publiclcommunity sewer and water 
service in~ Hyattstown Historic District. 

The provision of [publiclcommunity sewer service to Hyattstown is 
essential if the town is to survive. This Plan strongly endorses the 
provision of service in a timely manner. 

Page 78, revise Figure 30 to reflect County Council changes. 

Page 79, revise Figure 31 to reflect County Council changes . 
. 

Page 80, bullet l, last paragraph: 

The density recommended for the transition area is one unit per [five] 
two acres[, to reinforce the rural character of the area]. The intent of 
this density is to maintain a rural character while allowing property 
owners some flexibility in locating smaller lots (2 acres) on better 
soils. It is anticipated that poor soils for septic systems will 
preclude an overall density of l dwelling unit per 2 acres. This Plan 
does not support extension of public water and sewer unless the County 
fails to sewer Hyattstown. 

Page 80, last bullet, paragraphs land 2: 

As previously noted, the provision of community [water and] sewer service 
is essential to the future of Hyattstown. The County Department of 
Environmental Protection [is conducting] has conducted [studies] a study 
to determine how to provide this service. Serving Hyattstown alone[, 
where there are only 50-60 homes, may be extremely costly and may affect 
whether Hyattstown can be served from a fiscal perspective.] is dependent 
on cooperation between wssc and the County. The FY 1995-2000 CIP has 
identified a project to resolve the Hyattstown sewerage needs. Should 
this project not be implemented due to fiscal or institutional 
constraints, t[T]his Plan includes a higher density option for the 
transition area to help provide a greater service area, thereby offering 
an incentive for greater developer participation in the provision of 
sewer. 

This higher density option(~ two units per acre) would only be 
suitable if County efforts to program a solution in the County's adopted 
ill to sewer Hyattstown in a timely manner (within [five] two years of 
adoption of the Master Plan) prove unsuccessful and it can be shown that 
it is feasible to develop the sewerage system necessary for the higher 
density option. 
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Page 82, paragraph two under bullet 1: 

Just north of the area zoned I-1, the Plan supports [a] the existing mix 
of [special exception uses] rural scale services and residences. The 
businesses located here are [already] non-conforming uses and have been 
for many years. Rezoning this area to industrial or commercial would 
change the character from rural residential to strip commercial and 
industrial. At the same time, properties are affected by noise from 
I-270-a situation which will worsen as traffic volumes along I-270 
increase. Landscaped screening would improve the vistas of those 
entering Montgomery County along I-270. The configuration of properties 
(parcels are "sandwiched" between I-270 and MD 355) will make it 
impossible fot residential development to be clustered outside projected 
severe noise contours. [The special exception review process will allow 
consideration of the scale and character of non-residential uses and help 
assure the existing character is maintained.] The area recommended for 
this policy is shown in Figure 33. This Plan recommends creation of a 
new zone·to permit services of a scale and character which would be 
compatible in rural settings and would encourage appropriate landscaping 
and access. Such a zone would be appropriate in this portion of the 
Plan. If the new zone for this area is not approved. this Plan 
recomends that this area be zoned Rural with special exceptions used to 
maintain as many of the currently existing uses as possible. 

Page 82, add a new bullet after the 1st bullet: 

g Rer:· ew property west of I-270 and north of Camus Road be added to 
the Agriculture Reserve area. 

This area includes 161 acres which were zoned light industrial (I-3) 
in 1964. This Plan examined the option of continuing an industrial 
use designation on this site in light of the following site 
characteristics: 

2 Lack of access to I-270. Although this parcel is highly 
visible from I-270. there is no direct access to I-270. 

.Q 

Lack of planned sewer and water service. This Plan is 
recommending rural and agricultural uses in the vicinity of 
this parcel--no public sewer or water service is envisioned 
given the planned low density character of the area. 

Lack of planned road and bridge improvements in area. This 
property is located on Comus Road. a planned 2-lane road. and 
traffic from the site would cross I-270 on a bridge which has 
limited carrying capacity. 

All of these factors make this property unsuitable for the type 
of high-technology office employment envisioned along the I-270 
Corridor. The site better relates to the agricultural areas to 
the north and west. 

Page 83, revise Figure 33 to reflect County Council changes. 
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Page 84, first subtitle: 

TEN MILE CREEK AREA ((3,750] .l..2fil2 Acres) 

Page 85, revise Figure 34 to reflect County Council changes. 

Page 86, the 1st bullet and its text up to the following page: 

o Recoaamd a land use pattern east of Ten Mile Creek which [supports 
the continuation of the Ten Mile Creek Area as a significant 
euvironaental asset.] balances egyirop-e'l\tal. concerns, County 
hOU!-ivr needs and the igortan~e of I-270 as a high-tech egplQJIEJlt 
corridor. 

[In terms of the area east of Ten Mile Creek, this Plan recormnends a 
rural residential land use pattern (one lot per five acres).] 
Because this area is separated from the larger agricultural reserve 
by Ten Mile Creek, agricultural preservation is not the primary 
objective. The key land use objective in this area is to [retain 
densities low enough to protect Ten Mile Creek and to provide an] 
provide housing and job opportunities :while mitigating water quality 
impacts in Ten Mile Creek. An open space pattern extensive enough 
to~ protect the many natural attributes of the larger watershed 
is recommended by this Plan. 

A more detailed discussion of the environmental characteristics and 
concerns in this area is included in the Environmental Plan 
chapter. During the Master Plan process, the importance of 
protecting these environmental resources was weighed against 
competing County needs, in particular, the long term County-wide 
need for additional areas for single-family detached housing..s._arui 
the future of I-270 as a significant employment corridor. [If 
developed at densities of 2 to 3 dwelling units per acre, the area 
east of Ten Mile Creek could allow the development of over 1,000 
units.] 

This Plan recommends an extensive level of environmental mitigation 
because [preservation as the primary land use objective for the 
following reasons: 

o A]all the environmental studies done as part of this Master 
Plan process have identified Ten Mile Creek as a fragile stream 
due to its delicate ecosystem. low base flow~ and highly 
erodible stream banks. In this respect, Ten Mile Creek differs 
from other streams in the Study Area and merits special 
consideration. 

[o The headwaters of Ten Mile Creek are located east of I-270 in 
the Town Center District. The Master Plan objective to create 
a Town Center near the historic district and along the proposed 
transitway has resulted in development being proposed near the 
headwaters. Thus, a portion of the Ten Mile Creek will be 
affected by development east of I-270.) 
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[West of I-270, the County owns a large parcel, a portion of 
which is now planned for a detention center. This use will 
also drain to Ten Mile Creek. The cumulative effect of these 
two future development areas on Ten Mile Creek, if coupled with 
additional residential development east of the creek, is of 
serious concern. The Ten Mile Creek is already under stress. 
Every additional acre of imperviousness will affect the Creek's 
capacity to assimilate. Although without better monitoring 
data and modeling, it is difficult to predict at what point 
physical, chemical and biological thresholds for Ten Mile Creek 
would be reached. This Plan concludes that additional 
residential development east of Ten Mile Creek would certainly 
degrade existing water quality and may affect state standards 
for Class IV streams.] 

[For these reasons, the Plan recommends low density residential uses 
east of Ten Mile Creek.] 

Page 88, add two new bullets before the 1st bullet: 

Recoaaend pplo.,ment sites along I-270 and include development 
criteria to help address environment.al concerns. 

Two employment sites are recommended in this area; both front I-270 
and both are ~n close proximity and have good access to the I-270/MD 
121 interchange. 

The character of development at these sites is very important given 
their location in the Ten Mile Creek Sub-basin (see Environmental 
Plan chapter). The following guidelines are intended to foster 
environmentally sensitive site plans when these sites develop: 

o Each site shall have no more than 400,000 sguare feet of floor 
.sU:.e.a.... 

An imperviousness limit of 15% shall apply to the entirety of 
ea.ch site (this coverage shall be calculated over the entire 
property-not just the portion which is zoned for industrial, 
see figure (to be prepared)). 

Development plans should include tightly clustered buildings 
close to I-270 to promote transit serviceability. 

o Both sites will reguire improved access from MD 121 once 
development occurs and I-270 improvements require relocation of 
Whelan Lane (the current access), The Master Plan recomnends 
relocated Whelan Lane to ·be kept· as close to the existing 
alignment as possible to minimize new stream crossings, 

lee:· end residential lmad. ue1 west of m 1,u ~ include 
4e:u:l?P'fflt n,idelines · to help ad,ch;wls A!ix:vew-2bJ concems w to 
assure a pn,jngjnm:u:e of sipgle-foffli 1:, detached 1wi ts. 
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This Plan recommends that approximately 600 acres be designated 
RE-1/TDR with a base density of one unit per acre--the density 
recommended by the 1968 Clarksburg Master Plan but never implemented. 

Up to 900 dwelling units would be appropriate through the purchase 
of TDRs if the following environmental and housing mix guidelines 
can be achieved, 

.0. 

0 

Development should achieve a minimum of 70% single-family 
detached uniis, The Office of Planning Implementation has 
documented the need for single-family detached lots to meet 
projected future market demand, Master Plan guidelines will 
help assure this type of development occurs in this area. 

The open space and conservation areas along Ten Mile Creek's 
mainstem and tributaries shown on the Master Plan should remain 
undeveloped and should be afforested, 

Dedication to M-NCPPC will be required for the open space and 
conservation areas along Ten Mile Creek's mainstem. At the 
time of subdivision, M-NCPPC will decide whether the open space 
along the tributaries will also be required for dedication to 
parkland or will become homeowner's association common land. 

There may be a need for future study of possible water 
reservoir sites and Ten Mile Creek is identified as a potential 
study site. Therefore, this development should be able to 
accomodate a possible future reservoir within the open space 
shown on the Master Plan. 

Page 88, 1st bullet and its text up to the following page: 

o Provide general guidance in terms of future potential uses of 
County-owned land (Site 30). 

Montgomery County owns a 300-acre site known as Site 30 (see Figure 
36). [A portion of the site will be the location of the Seneca 
Correctional Facility (SCF), a detention center for minimum to 
medium security inmates. Since the SCF will only occupy a portion 
of the property, other public uses could be accommodated on the 
site.] 

This Plan recommends the following land use pattern for this site; 

~ The portion of the property fronting I-270 is recomended for 
office or R&D uses, not tQ exceed 400,000 square feet of floor 
.u:u.... 

A publicly owned facility could be accommodated elsewhere on 
the property. A detention center for minimum to medium 
security inmates (the Seneca Correctional Facility) is 
presently planned for Site 30. If the detention center is 
located elsewhere. then an alternative public use of similar 
scale and intensity may be appropriate. 
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This Plan recommends that the ultimate [Land Use Plan for] 
development of Site 30 include the following elements: 

o The greenway proposed along Ten Mile Creek. 

o Preservation of the Moneysworth Farm historic site on the 
property (adaptive re-use of the building is encouraged). 

o A compatible transition to surrounding rural and open space 
uses. 

o No access to Shiloh Church because a significant stream 
crossing would be required. 

Q Designation of a significant portion of Site 30 as open space. 

Q Impervious surfaces shall not exceed 151 for the entirety of 
Site 30 {including public and private uses). 

[In addition, this Plan recommends that any public water and sewer 
facilities constructed to serve this site have a service envelope 
limited to the public uses on the site. This approach would be 
supportive of Master Plan recommendations to retain a rural and open 
space character on adjoining parcels and would help minimize the 
amount of stream valley affected by construction of sewer lines. 
This recommendation for the area adjacent to 1-270 that could be 
served by gravity sewer to the Site 30 pump station may have to be 
reconsidered if Town Center development (a portion of which also 
drains to Ten Mile Creek even though it is located east of 1-270) 
requires access to these sewer lines to achieve Master Plan staging 
and land use objectives.] 

Because of the many environmental constraints on Site 30, its 
location in a sensitive watershed, and the rural/agricultural 
character of surrounding land uses, evaluating whether a particular 
public facility is suitable at Site 30 must occur as part of a well 
defined planning process. Such a process should include citizen 
participation and involve other governmental review agencies as 
early in the process as possible. [This Plan endorses a process 
which includes: 

o Appointment of a citizen advisory group as well as a technical 
advisory group to evaluate proposed public uses. 

o Preparation of a draft plan for review and comment by the 
community and presentation of the plan at a public meeting. 

o Early review of the draft plan by the Montgomery County 
Planning Board for consistency with the goals and objectives of 
the Clarksburg Master Plan. 

o A County Executive Public Hearing on the draft plan.] 

Page 89, revise Figure 36 to reflect County Council changes. 
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Page 93, replace Figure 38 with attached revised Zoning Plan. 

Page 94, add as last sentence to 3rd paragraph under "l. Implementing 
Mixed-Use Neighborhoods": 

Where there-is a range in the PD density. the higher density may be 
achieved only through maximum use of the MPDU provisions. 

Page 94, insert as last paragraph under "l. Implementing Mixed-Use 
Neighborhoods": 

The boundary of the Town Center to the north and east is A-305. The 
actual alignment of A-305 may change as a result of desi&Jl and 
engineering studies. The area ~ppropriate for RMX-2 should be bounded by 
A-305's final alignment. 
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Page 95, revise Table 3 as follows: 

Table 3 

Maximum 
Potential 

Recommended Development 
Area Acres Zone Rights 

Cabin Branch [430] 355 RMX-1/TDR (1,000] .11i 
Neighborhood 165 RE-1£'.'rDR-2* 31 

Newcut Road 670 R-200/TDR-3 670 

MD 355 Corridor 175 R-200/TDR-4 350 

[Brink Road [130] [RE-2/TDR-2] [195l 
Transition 

Area) 

[Total] [l, 405) [2,215) 

Transit Corridor 41 R-200LTDR-7 ~ 

Ten Mile Creek East 593 RE-lLTDR-2* 12.i 

Total 1. 999 2,184 

* The ownersLrepresentatives of these properties have requested 
the TDR designation. The Master Plan establishes density caps of 
less than the full density allowed by the zone on these 
properties. 
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Page 95, insert at bottom of page: 

hlg,lleaenting the Vision of I-270 as a high-technology enlo,:nent 
corridor. 

This Plan includes many employment sites along I-270. Some are 
presently zoned I-3 but this Plan recommends a substantial reduction 
in the actual acreage proposed for I-3, The key reasons for 
reducing the amount of I-3 zoned land include; 

Q The Plan's intent to keep employment uses clustered toward 
I-27Q rather than allowing buildings to spread over large 
expanses of land. 

Concern that continuing the existing zoning pattern could allow 
upwards of (to be recalculated) thousand employees in an ar~ 
envisioned as a town rather than a major employment center. 

The most significant area of new employment is located in the Cabin 
Branch Neighborhood where up to 2.3 million sguare feet of 
office-type uses could occur. This Plan recormnends this development 
occur as part of a mixed-use concept to allow the opportunity for 
housing, RMX zoning will be the base zoning for the northern · 
portion of this site and I-3 for the southern portion with an MXPD 
option over the entire area to allow for comprehensive planning of 
these mixed uses. 

The same zoning approach is recommended along I-270 in the Town 
Center to encourage joint development of employment and residential 
uses near a future proposed transit stop. 

The Land-Use Plan designates sites suitable for I-3; the_ actual 
zoning configuration will be refined at time of SMA. 

Page 96, revise Table 4 as follows: 

Table 4 
Sl:ftfARY OF ZONING CLASSIFICAl'IONSl 

Description 

[RESIDENTIAL] AGRICULTURAL ZONES 3 

RDT 
RC 
Rural 

Rural Density Transfer 
Rural Cluster 
Rural 

Maximum Density (Units Per 
Acre)/Building Heightl _______ _ 

1 Unit/ 25 Acres 
1 Unit/5 Acres 
l Unit/5 Acres 



RESIDENTIAL ZONES 

RE-2 
RE-1 
R-200 
R-150 
R-90 
R-60 
R-30 

Single-Family Detached 
Single-Family Detached 
Single-Family 
Single-Family 
Single-Family 
Single-Family 
Multi-Family 

0.4/Acre 
LO/Acre 
2.0/Acre 
2.9/Acre 
3.6/Acre 
5.0/Acre 
14.5/Acre 

TRANSFERABLE DEVELOPMENT RIGHTS CTDR) 
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RMX-1/TDR 
R-200/TDR 
[RE-2]RE.::,l/TDR 

The TDR density shown on the 
Zoning Plan can only be 
achieved through the transfer of 
development rights from the 
Agricultural Reserve 

COMMERCIAL ZONES 

C-1 
C-2 
C-Inn* 

Local Convenience Retail 
General Commercial 
Country Inn 

30 Feet 
3 Stories/42 Feet 
2-1/2 Stories 

EMPLOYMENT ZONES 

I-1 Light Industrial 10 Stories/120 Feet 
I-3* Industrial Park 100 Feet/0.5 FAR 
I-4 Low-Intensity, Light Industrial 42 Feet 

PLANNED DEVELOPMENT AND MIXED-USE ZONES 

PD* 
PN* 
MXPD* 
RMX-1* 

RMX-2* 

Note: 

Planned Development Variable 
Planned Neighborhood Variable 
Mixed-Use Planned Development Variable 
Residential - Mixed-Use Variable 

Development, Community Center 
Same as above Variable 

* These zones generally involve more rigorous review 
procedures by the Planning Board and/or County Council. 

Page 98, revise Table 5 to reflect County Council changes. 

'.lllANSPOllTATION AND MOBILITY PLAN 

Page 101, paragraph 2, sentence 2: 

Most parts of the transportation system serve both of these 
functions. Generally, freeways (I-270), major highways [(M-83 and 
MD 27),] and the transitway are intended to serve the movement of longer 
distance through traffic while local neighborhood streets and 
neighborhood bus loops, bikeways, and walkways tend to only provide 
access to the residential and business areas through which they pass. 
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Page 102, bullet 8: 

o Identify a strategy in the Clarksburg Town Center and Hyattstown 
Historic District to route regional through traffic away from these 
sensitive areas and onto [major highways] I-270, arterial roadways 
and the transitway. 

Page 103, bullet 6: 

[o Identify criteria for potential sites for heliports, which should be 
evaluated as part of a region-wide heliport study.] 

Page 103, last paragraph: 

This Plan recogpnends the location of t[T]he transitway [could be 
contained] within the entire length of the A-19 (Observation Drive) 
right-of-way from Germantown to MD 355 (B-1), north of the 
Clarksburg Historic District. [Alternates that would separate the 
transitway from the A-19 roadway alignment between West Old 
Baltimore Road and Foreman Boulevard are included for purposes of 
the Public Hearing.] From the intersection of A-19 and MD 355 the 
transitway joins MD 355, crosses [M-83,] ~ and continues along 
MD 355 to its intersection with Camus Road. North of Camus Road, 
the transitway's rec~nunended location is within the 1-270 
right-of-way. [Due to the presence of Wildcat Branch in the median, 
more than 500 feet of right-of-way may be required to accommodate 
transit and highway improvements.] The mode of transit (light rail 
or bus, for example) will be determined by more detailed preliminary 
design and feasibility studies to be conducted by the Montgomery 
County Department of Transportation (MCDOT). 

If the Maryland Department of Transportation (MDOT) or MCDOT 
develops a revised alignment for the transitway or A-19 through 
Clarksburg, this Plan recommends that the Planning Board and County 
Council consider such an alignment. Any such revision which is 
approved by a·vote of the County Council may proceed without need 
for another Master Plan amendment, but only after the Council and 
the Planning Board provide an opportunity for comprehensive public 
input including, but not limited to, a public hearing by the Council. 

Page 104, Table 6, under Auto/Highway column, bullet 1: 

o Emphasize I-270 [and M-83] for regional through trips 

Page 105, paragraph 1, 1st sentence: 

••• way's recommended location is within the I-270 right-of-way. [Due to 
the presence of Wildcat Branch in the median, more than 500 feet of 
right-of-way may be required to accommodate transit and highway 
improvements.] 
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Page 105, paragraph 2: 

The recommended alignment[s are] .ll. subject to'further feasibility and 
engineering studies to determine [their] lli exact location[s], 
cross-section[s] and mode[s] of operation. All options for use of 
[these] .tlJ.i.§ alignment[s] should be considered in the course of the MCDOT 
design study, including grade separated and at-grade locations. [All]Ihe. 
alignments should be considered for integration with surrounding land use 
where appropriate. These studies should also determine a feasible 
funding schedule for construction of [these] .the. transitway[s] and the 
expected sources. of funding. 

Page 105, bullet 1, last sentence: 

Initially, service to th~ Boyds MARC station is recommended, to be 
followed by longer distance bus connections along I-270 and [M-83]A::JQ5.. 

Page 105, last paragraph: 

Park-and-Ride lots will perform an important function early in the 
development of Clarksburg in terms of establishing transit patterns. 
Park-and-Ride lots should be located Jas interim uses] near future 
transit stops. This strategy will help establish centers of transit 
service which will ultimately evolve into transit stations. This Plan 
recommends the reservation of land to allow for a total of no more than 
BOO park-and-ride spaces to be distributed among the three future transit 
stops located within the Study Area. As noted in the Land Use Plan 
chapter, a park-and-ride lot should be located on Comsat only if 
coordinated with the property owner. 

Page 106, paragraph 1: 

The Plan concept for streets and highways is shown in Figure 11. 
I-270 and [M-83] A=.1Q.5. will provide north-south access and are intended 
to accommodate large volumes of traffic. These two roads will be linked 
by a series of east-west roadways ([Foreman Boulevard] Stringtown Road, · 
Newcut Road Extended, and Clarksburg Road). 

Page 106, paragraph 4, 1st sentence: 

The Study Area roadway network is recommended to consist of freeway, 
major highway, arterial roadway, business district, and primary 
residential street classifications. 
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Page 106, last paragraph: 

[The Plan recommends that I-Z70 be widened to no more than 10 travel 
lanes through the Study Area. This would include 6 general use main line 

.travel lanes coupled with a 2-lane collector- distributor (C-D) road 
paralleling the mainline on each side within a 500-foot right-of-way. 
This design would also acco111DOdate the Corridor Cities Transit Easement 
(CCTE) Study within the I-270 right-of-way from north of Comus Road to 
the Montgomery County/Frederick County line, and thus)This Plan 
recommends that I-270 be widened to no more than 8 travel lanes. within a 
350-foot right-of-way, between MD 121 and the southern Study Area 
boundary. Between MD 121 and the Frederick County line this Plan 
recommends that I-270 be widened to no more than 6 travel lanes. within 
the existing variable right-of-way plus 50 feet (plus an additional 50 
feet north of Comus Road to allow for the transitway). These 
right-of-way recommendations would not preclude the design of c-D roads 
within the envelope of individual interchanges recommended by this Plan. 
This design will provide for a balanced transportation facility which 
offers both automobile and transit as viable travel options. Additional 
transit or HOV facilities on I-270 may be considered south of Comus 
Road. [The proposed 500-foot right-of-way could allow for the 
construction of up to 12 .lanes on I-270, including 8 mainline general use 
travel lanes, in conjunction with the C-D roads and transitway described 
above. However, t]Ihe Plan recognizes that the addition of travel lane 
I-270 capacity beyond [lO]the recoDDDended number of travel lanes may 
seriously undercut transit demand between Frederick County and Montgomery 
County. Further, such a design may not meet auto emissions attainment 
standards mandated by the Clean Air Act of 1990 and thus may not qualify 
for federal project funding. 

Page 107, revise Figure 39 to reflect Cowity Cowicil changes. 

Page 108, Table 7, revise as on the following pages: 
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Master Number of Travel Lanes 1 
Plan Minimum 
Roadway Maximum Righ t-c;;f -way 

=D=e_s1=·gn~a-t=1=·o~n.,__~N=am=e~----~1=1=·rn=i-t~s~-------~R-e=c=o=mm=en=d=e-d~---~W=i=d~t=h 11 l2_ 

F-1 Washington 
National Pike 
( ) 

Major Highways 

M-6 Frederick Road 
(MD 355) 

Southern Study Area 
Boundary to MD 121 

MD 121 to [County Line] 
Cornus Road 

Comus Road to County Line 

Newcut Road [Relocated] 
Extended to Southern 
Study Area Boundary 

8 lanes [plus 
Collector-Dis
tributor roads] 

6 lanes [plus 
Collector-Dis
tributor roads] 

6 lanes 

4 Divided 

[500'] 
~ 

[500'] 
.lliL_ 

~~~is ting 
plus 100' 

120' 

----------·-----------------------------------
M-27 Ridge Road 

(MD 27) 

----------
M-83 Midcou.nty 

Highway 

Arterial Highways 

A-5 

A-7 

A-11 

A-19 

A-27 

Hyattstown 
Bypass (MD 109) 

West Old 
Baltimore Road 

Ridge Road 
(MD 27) 

Observation 
Drive 

Clarksburg 
Road (MD 121) 

Skylark Road to M-83 

M-83 to Brink Road 

Brink Road to [I-270] 
MD 27 

MD 355 to County Line 

MD 355 to [A-307] MD 

[Kings Valley· Road] 
NQrthgrn Study A:i;:ea 

Ul 

.QQyndary to Skylark Road 

Southern Study Area 
Boundary to MD 355 

4 Divided 

6 Divided 

[4-]6 Divided 

2 

2 

2 

_ _,... ____ 
4 Divided 
with Transitway 

MD 117 (in Boyds} to A-302 2 

A-302 to A-304 4 Divided 

A-304 to I-270 [(I-270 [4]~ Divided 
to A-19 to be abandoned 
when A-260 is constructed)] 

120' 

150' 

150' 

80' 

80' 

80' 

[180' ]l,,CiQ.'._ 

(included 
so' for 
transit,-
~ 

80' 

llQ_'._ 

[120'] 
llQ..:. 
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Master Number of Travel Lanes 1 
Plan Minimum 
Roadway Maximum Right-Qf-way 
~D~es~1~·g~n=a=t=i~o=n..__=N_am=e _____ ~L=1=·m=i~t=s,_ _______ ~R=e-c~o=1IB11=e=n=d=e=d ___ --"W=i~d~t~hlll2_ 

A-36 

A-251 

A-258 

A-259 

A-260 

A-300 

A-301 

A-302 

A-304 

Brink Road 

Frederick 
Road (MD 355) 

Slidell Road 

Comus Road 

Stringtown 
Road 

A-(19]2,QQ to Northern 
Study Area Boundary 

MD 355 to M-83 

Newcut Road [Relocated] 
Extended to [Suncrest 
Avenue]A::12 

2 

4 Divided 

4 Divided 

80' 

100' 

120' 

[S~crest Avenue to A-19 4 80'] 

A-19 to [M-83]A=.3.Q.5. 4 Divided [i80'] 
with transitway .llQ..'.. 

[M-83)b.=..3..Q2 to Comus Road 2 with transitway 130' 

Camus Road to Hyattstown 2 80' 
Bypass 

Northeni. to Southern 
Study Area Boundary 

MD 355 to Western Study 
Area Boundary 

I-270 to [M-83]~ 

2 80' 

2 80' 

4 Divided 120' 

Gateway A-[19]2,QQ to A-301 
Center[2] Drive 

4 Divided (12 0 I ] .8.Q.'._ 

[Foreman Boul
evard] Shawnee 
~ 

Newcut Road 
Extended 

Gateway Center Drive to 
[M-83] MD 355 

MD 121 to [M-83] A=.lQ5. 

A-305 to MD 27 

Proposed Road Newcut Road Extended 
(A-302) to [MD 121] 
Site 30 

Midcounty 
His;nway 

MD 27 to Stringtown Road 

Stringtown Road to 
Clarksburg Road 

4 Divided 

4 Divided 

[2.J~ Divided 

4 Divided 

Clarksburg Ro.ad to MD 355 Z 

(100 I ]UQ..'... 

120' 

[l 00 ' ]ll.Q.'... 
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Master Number of Travel Lanes 1 
Plan Minimum 
Roadway Maximum Right-9£-way 
~D=e-s=i~gn=a-t=i=·o=n'"'-_~N=am=e'------~L=i=m=i~t~s'--_______ _._R~e~c=o=mm=e=n=d~e=d ___ __,W=i=d~t.....,hll]J_ 

A-306 

A-307 

[Proposed Road] [A-304 to MD 121] 
Foreman Boule- MD 355 to A-305 
~ 

Proposed Road Newcut Road Extended 
to West Old 

Baltimore Road 
---- ----------~-

(Indus trial and ]Business Streets 

U-1 

B-1 

Whelan Lane 

"Olrl Freder
ick" Road 

MD 121 to Site 30 Access 

Through Town Center Area 

NOTE: SEE TEXT FOR DISCUSSION OF THIS ROAD 

Redgrave Place A-19 to Little Seneca 
.c..r«k 

Primary Residential Streets 

[P-1 Newcut Road M-83 to MD 27 
Extended 

P-2 Skylark Road Piedmont Road to MD 27 

P-3 Shiloh Church West Old Baltimore Road 
Road to Camus Road 

P-5 Redgrave [A-251 to Stringtown Road] 
Place Littls1 Ss1n~~l;l. !:;r~~k to 

A::.Z.6.Q 

R1,rnti~ RQs.lQ.§l 

R-1 Old Hundred MD 355 to I-270 
Road (MD 109) 

[R-2 West Old New Road (A-307)/ 
Baltimore Road Clarksburg Road (MD 121) 

R-3 Frederick Road Byattstown Bypass to 
(MD 355) County Line 

2 

2 

2 

2 

2 with no parking 
inside historic 
district 

2 Divided 

2 

2 

2 [with parking 
outside historic 
district] 

NIA 

NIA 

NIA 

80' 

80' 

80'] 
----------

50' 

100'] 

70' 

70' 

70' 

80' 

80'] 

80' 
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Master Number of Travel Lanes1 
Plan Minimum 
Roadway Maximum Right-Qf-1way 
=D~e~s~i~~~a=t~i-o=n~_=N=~~e _____ ~L=i=m=i~t=s _________ =R-e_c_o=~~e=n=d-e=d ____ W=i=d=thL12_ 

R-4 

R-5 

R-6 

R-7 

E-1 

Hawkes Road 

Piedmont Road3 

Hyattstown 
Mill Road 

Stringtown 
Road 

West Old Bal-
timore Road 

Ridge Road (MD 27)/ 
Piedmont Road 

Stringtown Road/ 
Hawkes Road 

Frederick Road (MD 355)/ 
Park Boundary 

[M-83] A::JQ5. to Study 
Area Boundary 

Clarksburg Road (MD 121)/ 
Western Study Area Boundary 

NIA 70' 

N/A 70' 

NIA 60' 

NIA 80' 

N/A 80' 

l These are the number of planned through travel lanes for each segment, nQt 
including lanes for turning, parking, acceleration, deceleration, or othi:r 
purposes auxiliary to through travel. 

[l]l This minimum may be increased at time of subdivision on the basis of more 
detailed engineering studies. 

(2 Existing Gateway Center Drive to be relocated to connect with A-19 when 
A-19 is constructed. Connection with Clarksburg Road to be abandoned.] 

3 Realignment of Piedmont Road is recommended to allow appropriate distance 
from the [M-83/lA-305/Stringtown Road intersection. 
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Page 111, paragraph 1, second to last sentence: 

This Plan recommends the addition of [two]~ new interchange[s] in the 
Study Area and recommends one interchange near Urbana in Frederick County. 

Page 111, paragraph 4 and 1st bullet: 

Figure 40 shows the new interchange to be designed as a [partial] 
.f..ull movement interchange and located to: 

o Maintain the minimum interchange spacing standard of one mile from 
fu MD 121 interchange. 

This Plan intends that this interchange will help improve access to 
Comsat {see A-19 discussion). 

Page 111, paragraph 5: 

The design is conceptual and may change [during] as a result of more 
design studies. 

Page 111, last paragraph, second to last sentence: 

Construction of this project is anticipated to [begin during 1993] 12.e 
completed by 1997. 

Page 112, Figure 40, Interchange Design Concepts to be revise to reflect 
County Council changes. 

Page 113, delete paragraphs 2 to 5: 

[This Plan also endorses the relocation of Whelan Lane directly 
(I-1) adjacent to the widened right-of-way of I-270 and the MD 121/I-270 
interchange. This roadway will provide access to Site 30 from MD 121. 

I-270 AT MIDCOUNTY HIGHWAY {M-83) 

This Plan recommends an I-270 interchange with M-83 approximately 
one-quarter mile south of Comus Road to serve the northern portion of the 
Study Area. This interchange would further de-emphasize the use of MD 
355 as a major through route by facilitating access to M-83. In 
addition, this facility would reduce traffic pressure on the existing 
interchange at MD 121. 

233 
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A single loop is shown on the west side (see Figure 40) which 
provides access between southbound I-270 and the east side of I-270. 
The eastern half of the interchange utilizes a single ramp to provide 
access between the east side of the Area and northbound I-270. 
This design and location is designed to: 

0 Minimize on wetlands and stream 

o Maximize the distance between the MD 355 
intersection. It should be noted that, a may be 

at MD 355 to the two roads if the minimum 
spacing cannot be provided, 

o Provide for the required traffic movements at this :ocation. 

For purposes of Public Hearing, this Plan includes an alternative 
to M-83 intersecting with I-270. This alternative, included at the end 
of this chapter, would have M-83 intersect with MD 355 rather than 
I-270 and would involve changes to the character of M-83 as it 
traverses Clarksburg. Public Hearing testimony on this issue is 
welcome.] 

Page 114, subtitle: 

MIDCOUNTY HIGHWAY M-83/(A-305) 

Page 114, paragraph 3 and 4: 

This Plan recommends the extension of M-83 as a [four- to] 
six-lane divided limited access highway from Germantown to~ 
[I-270, north of MD 121.] It recommends the extension of Midcounty 
Highway as a four lane divided arterial roadway from Ridge Road (M-27) 
to Stringtown Road (A-260) within a 120 foot right-of-way. It 
recommends.that the roadway transition to a 2-lane arterial within a 
100 foot right-of-way between A-260 and Clarksburg Road. and within an 
80 foot right-of-way between Clarksburg Road and its termination at 
MD 355. 

M-83/A-305 is designed to: 

Page 114, paragraph 4, 1st sentence: 

This Plan recommends that~ [this roadway] be constructed 
within a 150-foot right-of-way with a design which would allow for the 
construction of the outside lanes with a wide median for future 
widening. 

Page 114, paragraph 5: 

[An alternative option for M-83 is described at the end of this 
chapter for purposes of Public Hearing.] M-83 will be designed to 
mitigate its impact on Wildcat Branch and its tributaries. The need 
for M-83 will be re-examined in the context of the next update to the 
Germantown Master Plan. 
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Page 115, bullet 2, paragraph 3: 

[This Plan recommends a grade separation of the intersection of 
MD 355 and M-83 (see Figure 40). This grade separated design will: 

o Eliminate turning movements at this location, which may 
conflict with traffic using the M-83/I-270 interchange. 

0 Encourage 
than MD 355.] 

Page 116, paragraph 3: 

traffic to utilize I-270 and M-83 rather 

This Plan recommends the construction of Observation Drive 
Extended (A-19) a£ a 4-lane divided arterial with a 150-foot 
right-of-way. This roadway is an extremely important element of the 
Clarksburg Master Plan for several reasons: 

Page 116, last paragraph: 

The spacing between A-19 and I-270 along Newcut Road is limited 
to about 900 feet due to the location of the Comsat satellite 
groundstation and a branch of Little Seneca Creek. This may result in 
inadequate weaving distance for [cars turning left onto northbound A-19 
from northbound I-270 via Newcut Road. If this is the case, then a 
signal may be required at the intersection of Newcut Road and the.I-270 
ramp. Other alternative actions include the construction of a median 
to prohibit vehicles exiting northbound I-270 from turning left onto 
A-19, the prohibition of all left turns onto northbound A-19, or 
designing Newcut Road as a bridge over A-19, with no access from Newcut 
Road to A-19.)northbound traffic exiting I-270 onto Newcut Road and 
then turning left onto A-19. Much of the traffic making.this movement 
would be bound for the Comsat property. If weaving distance· between 
A-19 and I-270 along Newcut Road is determined to be inadequate. 
alternative actions may be necessary as determined by the Maryland 
State Highway Administration. These alternative actions should provide 
direct access to the Comsat property while considering the safety and 
efficient movement of traffic along A-19. 

Page 117, delete Figure 41. 

Page 118, paragraphs land 2: 

[Other solutions to solving this problem include separating the 
transitway from A-19. This approach would move A-19 further east 
(approximately 1,500 feet from th~ future Newcut Road interchange). 
The transitway would continue through Comsat. This option is shown in 
Figure 41. 

Further study is required to determine which alignment of A-19 is 
most appropriate.] 
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Page 120, paragraph 4: 

Existing Newcut Road is a two-lane road that connects Piedmont 
Road to MD 355. This Plan recommends that Newcut Road be relocated 
adjacent to the stream buffer of Little Seneca Creek and extended to 
the east to connect with MD 27 and to the west to cross I-270 (with an 
interchange) and connect with MD 121. (See discussion of Newcut Road 
Interchange in this chapter.) The Plan also reco11111ends [that the 
relocated road,] Newcut Road Extended be classified as a four-lane 
divided arterial highway between MD 121 and [M-83]A::JQ.5. and as a 
[primary street]two-lane arterial from [M-83]~ to MD 27. 

Page 120, paragraph 5, 1st sentence: 

Within the Newcut Road Neighborhood, the character of Newcut Road 
Extended is intended to be conducive to pedestrian crossings and · 
provide access to the residential and retail areas in the village. 

Page 120, paragraph 6, 1st sentence: 

The existing intersection of Newcut Road.with MD 355 is 
recommended for abandonment with property access provided from the 
northeast by Newcut Road [Relocated]Extended. 

Page 120, add after paragraph 6: 

The Newcut Road Extended crossing of. LSC occurs in a highly 
sensitive area of wetlands~ Careful siting of this crossing is 
necessary for the crossing to assure that the environmental impacts and 
need for potential mitigation are minimized. 

Page 120, paragraph 7: 

This Plan recommends a .f..w,u:[two]-lane arterial road parallel to 
I-270 to serve the Cabin Branch Neighborhood. The location of this 
road is shown on the approximate location of the ridge line between 
Cabin Branch and an unnamed tributary of Little Seneca Creek. This 
roadway serves as a boundary between [two residential areas with 
different densitieslresidential and employment areas within the Cabin 
Branch Neighborhood. In order to provide access to Site 30 and 
employment uses in the vicinity of the northwest Quadrant of the MD 
121/I-270 interchange, this Plan reconp:pends the reservation of a 
120-foot right-of-way to allow for the construction of a four-lane 
divided arterial roadway north of MD 121. Given that this alignment 
crosses through large parcels, this Plan reco11111ends that the specific 
alignment of the road be developed when these properties develop, 
whether together or individually. This will allow the road to serve 
the properties in the most effective manner. Modification of the road 
alignment is not intended to imply or endorse a change in the actual 
zoning boundary. Specific recommendations as to the character and 
location of this road must await final recommendation of the land use 
pattern. 
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Page 121, after "Redgrave Place (P-5," paragraph 2), insert after 1st sentence: 

The design and construction of sidewalks along Redgrave Place should 
protect the existing chestnut tree to the maximum extent possible. 

Page 121, after paragraph 1: 

FOREMAN BOULEVARD (A-3O6) 

This Plan recommends the construction of Foreman Boulevard 
(A-306) as a two-lane arterial roadway within a 8O-foot right-of-way 
between MD 355 to A-3O5. This roadway traverses land recommended for 
residential development and will provide access to the recommended 
local park adjacent to the Little Seneca Creek Greenway. 

Page 121, Subtitle 1: 

WEST OLD MI..l'Dl>U ROAD (A.-7 Mm [P-4] l=.l) 

Page 121, after subtitle Redgrave Place (P-5): 

This Plan recommends that Redgrave Place be classified as a 
2-lane business district street within a 7O-foot right-of-way to the 
tributary of Little Seneca Creek. North of that point. this Plan 
recommends that the roadway be classified as a primary residential 
street, 

Page 121, paragraph 6, 1st senten~e: 

At the intersection of Redgrave Place with MD 355 ~' both 
roads should maintain a two-lane cross-section without turning lanes 
and include sidewalks on both sides of the (7O-foot right-of-way) 
street. 

Page 122, after paragraph 3, delete the subtitle and the text below it: 

[PUBLIC HEARING OPTION FOR MIDCOUNTY HIGHWAY (M-83) 

This Plan proposes that M-83 connect with I-27O south of Camus 
Road. For purposes of the Public Hearing, an alternative alignment has 
been ~xamined. This alignment, illustrated in Figure 43, assumes a 
different.character for M-83. First, M-83 would not intersect with 
I-27O but would instead intersect with MD 355 east of I-27O. Second, 
M-83 would be classified as a two-lane arterial roadway (8O-foot 
right-of-way) rather than a major highway between MD 355 and Clarksburg 
Road. Between Clarksburg Road and Ridge Road, M-83 would be classified 
as a four-lane arterial roadway (12O-foot -right-of-way). 

An alternative to the arterial classification could be a two to 
four-lane parkway designation. This classification would preclude 
truck traffic on the roadway and would be compatible with the rolling 
and scenic terrain through which the alignment would traverse. 
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The transportation analysis indicates that acceptable levels of 
service within the vicinity of M-83 and MD 355 would be achieved 
without the M-83/I-270 interchange. The following key points should be 
noted regarding the roadway :network assumptions and traffic patterns in 
the vicinity of M-83 and MD 355. 

o The two-lane recommendation for MD 355 north of M-83 will serve 
to constrain the amount of traffic at the M-83/MD 355 
intersection; thus limiting adverse traffic conditions at this 
location. 

o Plan recommended improvements to I-270 (10 travel lanes) and the 
future transitway are expected to be used by regional through 
traffic that would otherwise use these roads. 

o During AM peak periods the predominant movement (approximat1::ly 75 
percent) of peak direction (southbound) MD 355 traffic is 
estimated to be through the M-83/Md 355 intersection and would 
distribute itself along roadways located south of this location. 
The remaining 25 percent of AM peak direction MD 355 traffic is 
estimated to turn left onto M-83. During PM peak periods this 
basic traffic pattern should reverse. 

o During PM peak periods peak-direction (northbound) traffic would 
be constrained by the two lane configuration of MD 355 north of 
M-83. However, the Plan recommended capacity improvements for 
I-270 (10 travel lanes), coupled with the transitway extension to 
Frederick City should compensate for the lack of capacity on this 
section of MD 355 and also limit through traffic at the M-83/MD 
355 intersection. In addition, the Plan recommended upgradea 
interchange at MD 121 and a new interchange at Newcut Road 
Extended (A-302) would facilitate I-270 access. Estimates of PM 
peak hour future demand can be accommodated at acceptable levels 
of service with this network configuration. 

o Traffic demand on M-83 east of the Town Center during the AM peak 
hour will be created primarily by development located north and 
east of Clarksburg along Clarksburg Road, Burnt Hill Road, and 
Stringtown Road. This traffic will not use the M-83/MD 355 
intersection, or the section of M-83 between MD 355 and 

. Clarksburg Road. 

The Planning Board remains concerned about the transportation 
network implication of terminating M-83 at MD 355 rather than I-270. 
The Planning Board is particularly concerned about unacceptable traffic 
congestion levels along MD 355 between Clarksburg and Hyattstown if 
M-83 does not continue to I-270.] 

Page 123, delete Figure 43. 
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Page 124, add to the end of paragraph 2 after subtitle: 

The legislation includes an Interim List of Rustic Roads; this 
list has been evaluated in the context of the land use and 
transportation recommendations of this Plan. Table 9 and the 
accompanying map (see Figure 44) summarize this Plan's recommendations 
regarding rustic and exceptional rustic roads. A more detailed 
discussion of the ruvtic and exceptional rustic road recommendations of 
this Plan is presented in the Technical Appendix. 

Page 126, revise Figure 44 to reflect County Council changes. 

Page 127, Table 9, revise as follows: 

Roads on the Interim List and Present Designation 

7. West Old MD 355 to [A-304] Remove Designation Needed for Network 
Baltimore [(new road)]MD 121 
Road [Adjacent land is 
Exceptional [A-304 to MD 121] [Rustic] recommended for rural 
Rustic residential or 2-4 

MD 12i-Barnesville Exceptional Rustic units per acre] 
Road 

Page 131, revise Figure 45 to reflect Table 7 as amended. 

ENVIRONMENTAL PLAN 

Page 135, amend "OVD.VIEW'' section as follows: 

Clarksburg is [blessed]endowed with many special environmental 
features, including a healthy stream [system]network, extensive tree 
coverage, valuable habitats for flora and fauna, and a varied topography. 
Little Seneca Lake, a man-made reservoir, is the focal point of [a].tb.e 
1,800-acre [park]Black Hill Regional Park. 

The various watersheds that are found in Clarksburg are shown in 
Figure 

[The land use pattern for Clarksburg recognizes and supports the 
conclusions of all the Master Plan environmental studies that the western 
portion of the Study Area in the Ten Mile Creek watershed has the greatest 
constraints for development. Existing sampling data, aquatic biota 
surveys, and field observations indicate that Ten Mile Creek has good water 
quality that supports a diverse environmental co111DW1ity. ·The combination 
of relatively healthy streams, existing wetlands, significant woodlands, 
and diverse land cover help provide valuable habitats. At the same time, 
steep slopes and poor soils limit opportunities for development. This Ten 
Mile Creek area is the most prone of the Study Area to environmental 
degradation from development. The predominant land use pattern proposed 
for the Ten Mile Creek watershed (agricultural and rural residential) is 
supportive of Ten Mile Creek's special environmental character.] 
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Environmental concerns for the outlying areas of Clarksburg. as well 
as other planning concerns. have resulted in a low-density land use pattern 
for Little Bennett Creek (except for a small portion south of A-305 and 
located within Town Center) and Wildcat Branch watersheds. These 
watersheds are considered to be most susceptible to adverse development 
effects. and a low density land use is the most effective strategy for 
protecting environmental resources from urbanization. 

The Cabin Branch watershed. a smaller and less fragile watershed, is 
designated as a future mixed use neighborhood. 

The land use proposals elsewhere in the Study Area reflect a [more] 
difficult balancing of community development objectives with environmental. 
preservation concerns. The Little Seneca Creek, [Cabin Branchland Ten Mile 
~. [and Wildcat Branch watersheds] each have valuable natural resources 
that can be disrupted by urbanization. The Plan intent to foster compact, 
transit- and pedestrian-oriented neighborhoods and to encourage the 
creation of a Town Center near the historic district means development will 
occur in a large portion of the Little Seneca Creek watershed east of 
I-270. In these areas, the Plan relies on many mitigation strategies to 
help p~otect key natural features, including: 

o Proposing a forested conservation area along all streams 
(identified in Master Plan environmental studies as a critical 
component of maintaining water quality). 

o Proposing that all the key development areas be subject to more 
rigorous development review procedures. 

o Proposing that the main[ ]stems of all the streams be acquired by 
the public (M-NCPPC) as part of a greenway network and where 
possible the first and second order tributaries. 

o Proposing extraordinary mitigation for land uses which-involve 
extensive impervious surfaces near sensitive headwater areas. 

Environmental studies for the Plan indicate that the Ten Mile Creek 
watershed has the greatest constraints for development. Existing sampling 
data. aguatic biota surveys. and field observations indicate that Ten Mile 
Creek has good water quality that supports a diverse environmental 
commu.nityd The combination of relatively healthy streams. existing 
wetlands. significant woodlands, and diverse land cover help provide 
valuable habitats. At the same time, steep slopes and poor soils limit 
opportunities for development. Of the Little Seneca sub-basins, Ten Mile 
Creek is the most prone to environmental degradation from development. 
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As discussed in the Land Use Plan chapter. many different public 
policy objectives have influenced the land use pattern in the Ten Mile 
Creek area. including environmental concerns; farmland preservation; the 
creation of a Town Center near the historic district; maintaining future 
employment sites along I-270 and addressing the County's housing demand for 
single family detached units. This Plan seeks to achieve a balance among 
these different policies, The west side of Ten Mile Creek, designated for 
farmland preservation. will maintain 64% of the drainage area as low 
density. Elsewhere in the drainage area. this Plan relies on 
imperviousness caps. extensive stream buffers and staging to help mitigate 
the effects of development. 

[In keeping with the 1992 Maryland Planning Act, growth has been 
directed to an existing population center which allows the preservation of 
large contiguous tracts of open space and fosters the use of mass transit. 

Most importantly, this strategy allows development to be channelled 
away from those areas with the most fragile ecosystems (including Sensitive 
Areas as defined by the Maryland Planning Act). However, ev~n the areas 
with relatively few environmental constraints may have pockets of steep 
slopes and stream valleys which must be protected. This Plan recommends 
clustering development away from these sensitive features and also proposes 
that some areas of development address stringent environmental objectives.] 

In keeping with the 1992 Maryland Planning Act, most of the planned 
growth for Clarksburg has been directed to an existing population center 
which allows the preservation of large contiguous tracts of open space and 
fosters the use of mass transit. This strategy allows development to be··~'· 
channelled away from Sensitive Areas as defined by the Maryland Planning 
Act. This Plan recommends clustering development away from these sensitive 
features and also proposes that some areas of development address stringent' 
environmental objectives. 

Page 136, paragraph 1, under subtitle "Watershed Analysis": 

The Clarksburg Study Area lies largely within two watersheds: Little 
Seneca Creek and Little Bennett Creek (see Figure 46). 

The Hyattstown Special Study Area is the [only] largest portion of 
Clarksburg which falls within the Little Bennett Creek watershed • .5msill 
portions of the Ten Mile Creek and Town Center Analysis Areas also drain to 
Little Bennett Creek. Streams in the Little Bennett Creek watershed east 
of MD 355 are designated by the Maryland Department of the Environment as 
natural trout waters (Use III-P), demonstrating a capability for the growth 
and propagation of natural trout populations and their associated food 
organisms. This designation has more stringent dissolved oxygen, chlorine, 
ana temperature standards than mo.s.t. other waters in the Study Area. 
Wildcat Branch, at the southeast edve of the Study Area is also designated 
as Use III-P, 

Page 138, paragraph 1: 

The Little Seneca Creek watershed in Clarksburg includes three 
sub-watersheds or sub-basins. In order of size, they are Little Seneca 
~. Ten Mile Creek, and Cabin Branch. 
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Page 138, bullet 1, paragraphs 1 & 2: 

A water resources consultant was retained early in the planning process to 
evaluate different land use scenarios. [The]One alternative examined 
development levels which [were examined exceeded] approximated those [being 
proposed by this Plan]shown in this Plan. 

The study concludedA [that] broadly speaking, with few exceptions, state 
water quality standards for dissolved oxygen and temperature probably could 
be achieved. [The notable exceptions are stream segments in the vicinity 
of the Newcut Road Neighborhood.] 

Page 138, last paragraph: 

[Streams in the] Little Seneca [Lake watershed arelCreek is designated as 
suitable for recreational trout populations (put-and-take, or periodic 
stocking and seasonal catching) by the Maryland Department of the 
Environment (Use IV-P) [and have]with associated. standards for temperature 
and chlorine. Water temperature must remain cool to keep this 
designation. Ten Mile Creek, Cabin Branch and Little Bennett Creek below 
MD 355 are designated as Use I-P, which is suitable for general recreation 
and protection of aguatic life. (See Stream Designation Listing of 
Montgomery County Streams in the Technical Appendix.) The -P designation 
indicates that these streams. like many in the County, ultimately drain to 
a source of the public raw water supply (in this case, the Potomac River). 

Page 139, paragraph 1: 

A year long field sampling and laboratory assessment of [aquatic life will 
be] benthic macroinvertebrates was completed in December. 

Page 139, paragraph 1, second to last sentence: 

The results confirm that the tributaries are functioning as healthy [Use 
IV-P]cool water streams. 

Page 141, change bullet 1: 

o [Protects] Considers the special qualities of Ten Mile Creek Area. 

[The.Land Use Plan designates the majority of Ten Mile Creek Area for 
rural open space and agricultural uses. This recommendation will help 
protect a large enough geographic area to help preserve viable natural 
communities. When the Ten Mile Creek Area is considered in 
conjunction with Little Benn~tt Park and Black Hill Regional Park, the 
opportunity for providing enough habitat space for a wide variety of 
animals increases substantially.] 
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About 64 percent of the Ten Mile Creek watershed is designated for 
farmland preservation or rural uses. This recommendation supports the 
environmental objectives which emphasize that low-density land uses 
patterns and appropriate Best Management Practices {BMPs) as the most 
effective strategy for maintaining water guality. Elsewhere in the 
watershed. the land use plan objectives make environmental mitigation 
the main focus. The following mitigation strategies are recommended 
in these areas: 

.L. In the Town Center District. residential densities beyond transit 
stop walking distances are lowered. and a limit is imposed on 
employment uses. 

L West of I-270 a 15% imperviousness cap and a square footage cap 
are placed on employment uses . 

.l... Extensive green space beyond standard stream buffers is 
recommended for the area bounded by Ten Mile Creek and Route 121 
where substantial development is proposed. This expanded green 
space. as shown in the Land Use· Plan, will become part of the 
undisturbed stream buffer and should be afforested/reforested by 
the developers during the subdivision process. if not earlier. 

h Public parkland dedication will be required for the Ten Mile 
Creek mainstem stream buffers and possibly for buffers for the 
first and second order tributaries . 

.S.... Public uses on Site 30 are limited to a size and intensity 
similar to the County jail now under consideration. Site 30 will 
be subject to the same environmental requirements.and constraints 
as comparable development west of I-270 in Ten Mile Creek, 
including the employment limits and imperviousness cap mentioned 
above. 

Page 142, bullet 1: 

o Supports a "p.o net loss of wetlands" policy. 

The Master Plan recognizes the critical role of wetlands by 
recounnending a "no net loss" objective and endorsing the preparation 
of a.Nontidal Wetlands [Management Plan (NWMP)]Functional Assessment 
(NWFA). Montgomery County Planning Department staff and staff of the 
Nontidal Wetlands Division of the Maryland State Department of Natural 
Resources are working together to produce an [NWMP]NHU for 
Clarksburg. The [NWMP]fillFA will identify the locations of existing 
wetlandsl,1 .and potential mitigation sites, arul assess the functions 
and values of the wetlands [assess cumulative impacts due to 
implementation of the Master Plan, and outline a protection plan]. 
The (NWMP]mtrA will comprehensively consider potential impact areas 
and possible alternatives throughout Clarksburg prior to the piecemeal 
regulatory process with an emphasis on preserving the highest quality 
wetland resources. 
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Page 142, bullet 2, paragraph 1, last sentence: 

Water quality monitoring may also be a requirement for certain 
developments, as specified in the proposed Water Duality Review Process. 

Page 142, bullet 2, paragraph 2: 

The type of amendments needed to the ["]Guidelines for Environmental 
Management["] to i~plement this recommendation are discussed in the 
Implementation chapter. 

Page 142, last sentence: 

Headwaters are [a]~ principal source of watercourses that can be defined 
as first and second order streams. 

Page 143, first full paragraph: 

[This Plan largely avoids the location of impervious surfaces within most 
of the sensitive headwater areas for Ten Mile Creek and Little Bennett 
Creek.] Sensitive headwaters [at the top of the watershed are impacted] 
are affected in Ten Mile Creek by the development of the west side of Town 
Center and [the Transit Corridor] between I-270 and the Creek as well as a 
small portion of the Transit Corridor Area. District[s and] Headwaters in 
Wildcat Branch are affected by M-83 [and the Brink Road Transition Area]. 
These areas are included in the [recommended] Special Protection Area (SPA) 
designation (see Implementation Strategies chapter). 

Page 145, paragraph 3: 

[In general, sensitive areas within watersheds most susceptible to 
development impacts are targeted for rural land uses to maintain low 
imperviousness and good water quality without stressing the streams with 
urbanization effects.· This rural density approach and a related increase 
in agricultural BMPs will be adequate to protect the sensitive water 
resources in the majority of Ten Mile Creek.] Little Bennett Creek will 
[also] be [adequately]further protected because of the limited development 
proposed by this Plan. Due to its moderate land use density, most ·of the 
Cabin Branch watershed is expected to maintain existing conditions with use 
of fully forested stream buffers and appropriate stormwater management. 

Page 145, paragraph 4, 1st sentence: 

In those areas where substantial development is recommended 
[(generally east of I-270)] the Plan [supports special development review 
standards to protect] uses the Special Protection Area designation to 
buffer the function of sensitive areas from the effects of that development. 
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Page 145, last paragraph: 

Current w[W]ater usage in the Clarksburg area is predominantly supplied by 
individual wells. The aquifer that supplies the water has been designated 
a Sole Source Aquifer by the U.S. Environmental Protection Agency. As part 
of the Master Plan analysis, a modeling approach called "DRASTIC" was used 
to evaluate physical features that affect groundwater conditions. Various 
parameters such as soil type, slope, depth to the water table and 
infiltration capabilities were ass weighted factors to identify where 
groundwater pollution would most likely occur. The analysis indicated that 
most of the highly sensitive locations are within the floodplain/buffer 
areas, The Plan includes [recommends that] areas outside the stream buffer 
[should be subject to] in the Protection A:rea[s guidelines]. 

Page 146, Table 11, language under Key Protection Strategy for Ten Mile Creek: 

The proposed rural -nd agricultural land use pattern is the key 
protection ~trategy for the area west of Ten Mile Creek. when 
agricultural BMP usage is anticipated to increase. The east side of 
Ten Mile Creek with substantial development potential will be 
protected with a mitigation strategy based on imperviousness caps for 
employment areas. extensive forested buffers for the chief residential 
area and development staging that allows advances in environmental 
protection techniques to be incorporated in Ten Mile Creek properties. 

Page 150, paragraph 2: 

[In Clarksburg, the area in the vicinity of I-270 and the proposed M-83 
interchange is of particular concern. Site design techniques that maximize 
setbacks, place noise tolerant land uses in the noise affected area, and 
proper building orientation to mitigate noise, together with acoustical 
treatments, should be used in this area.] 

PUBLIC FACILITIES 

Page 151, insert after paragraph 2: 

The intent of the Master Plan is to identify general locations for 
these facilities based on current estimates of future facility needs. The 
need for public facilities will be re-evaluated at the time of development 
by the relevant agencies and departments based on actual levels of 
development yield and County policies regarding those facilities at the 
time of development. The actual number and type of facilities ..b..Yilt may 
differ from those identified in the Master Plan. 
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152, paragraph 4: 

In addition to providing a trail network, the proposed greenway should 
also help natural commu.~ities along the stream val To 
preserve larger ecosystems (in areas like Ten Mile Creek, for example), 
thousands of acres would have to be acquired. Although this strategy would 
maximize conservation opportunities, the financial implications are 

Master Plan recommendation low 
largest of Little Seneca Lake's three sub-watersheds (Ten 
should help provide enough open space to help support the 
natural colll"l'.ru.nities.] 

Page 153, revise 50 to reflect County Council changes 

Page 154, paragraph 1: 

in the 
Mile Creek) 
survival of 

The Ten Mile Creek greenway [will] is recommended to connect the western 
part. of Black Hill Regional Park and the southern part of Little Bennett 
Regional Park. The greenway [will] is planned to cross over I-270 along 
Comus Road due to limits on crossing under I-270 with the stream. The 
greenway [will] is recommended to 

Page 154, paragraph 3, sentence 1: 

The Little Seneca Creek greenway [will] is recommended to connect ... 

Page 154, paragraph 5, sentence 1: 

The Ovid Hazen Wells greenway is recommended to connect[s] the eastern 
portion . . . 

Page 154, paragraph 6, sentence 1: 

The Little Bennett Creek greenway is recommended to connect[s] Little 
Bennett Park .. 

Page 155, paragraph 3: 

The proposed park system for Clarksburg includes regional parks, 
recreational parks, special. and local parks. A description of each park 
is included in Table 13. 

Page 155, after last paragraph, add new subtitle and paragraph; 

An opportunity exists to obtain a special park through dedication that 
would provide active and passive recreation opportunities to new 
residents. In the West Old Baltimore Road area. this park would be 
adjacent to Black Hill Regional Park. and would have conservation areas in 
addition to active recreation facilities. 
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Page 156, table 13: 

This table should be revised to clearly indicate which parks and facilities 
currently exist and which ones are planned for the future. 

156, table 13: 

Amend table to that Little Bennett Park is not in the 
Planning Area. 

Page 156, Table 13, revise as follows: 

· Fadli ties 

90 camp sites, hiking, golf courre1 , amphitheater, 
[conferen1e center1 , swim center , day use area1 , playground1 , and 
playfield . ] 

Name of Park 

Damascus Recreational] Park 
(277 acres) 

Special 

Notes: 

Clarksburg Roact1 
(25-100 acres) 

1 Under construction 

Development may include: athletic fields. 
playground. paved courts. parking, trails. 
and picnic and conservation areas. 

2 New park proposed by this Plan 
J. Adjacent to the Study Area 

Page 157, paragraph 3, last sentence: 

The Plan does not propose[s] sewer service. 

Page 157, paragraph 4, sentence 1: 

The master plan for Ovid Hazen Well~ Parks should be coordinated 
with this Plan and should consider the need for active and passive 
recreation areas, including a recreation center and athletic fields. 

Page 157, delete paragraph 6 as follows: 

[This Plan recommends that the Department of Parks acquire portions 
of the Board of Education property on Shawnee Lane that may become 
surplus (See the Public Schools section of this chapter). If this area 
does not become surplus, then the school fields are recommended to be 
located adjacent to Clarksburg Local Park.] 
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158, 1st paragraph under "Recreation Center," sentence 2: 

This Plan recommends that the placement of an indoor recreation 
center be considered at Ovid Hazen Wells Park. 

Page 158, 1st and 2nd paragraph under "Public Schools": 

Public schools are an essential component of community life and, 
, must be an of · design and development. 

The need for new schools is determined by the Boarg of Education based on 
both the of existing schools and the projected increase in 
student enrollment. 

It is the objective of this Plan to [provide appropriate] 
general locations for school facilities to meet the general and 
s ized educational needs of area residents. 

Page 159, under "Plan Recommendations," add after 1st sentence: 

A new estimate of the number of schools needed will be made by the Board 
of Education at the time of development for purposes of land dedication. 

Page 159, last paragraph: 

This Plan recommends that a high school be located on a portion of a 
62-acre site owned by the Board of Education at the intersection of 
Frederick Road (MD 355) and Shawnee Lane. [This Plan also recommends 
that Shawnee Lane be relocated through this site, which will divide it 
and provide an opportunity for an additional school. (See the 
Transportation chapter for more information.) In addition, this Plan 
recommends that playing fields be located adjacent to the Clarksburg 
Local Park to supplement the existing facilities. (See the Local Park 
section of this chapter for details.)] The Board of Education has 
determined that only 30 acres are buildable and plans are underway to 
construct a middle school on this site until it can be converted later 
when needed for a high school. The ultimate development plan for this 
site should place special emphasis on an attractive frontage along MD 355 
since this is a critical entry into Clarksburg. 

Page 160, table 14, footnotes #2 and 3: 

2 

3 

Damascus High School [will] is scheduled to gain 18 teaching 
stations in September 1995. 

Baker Middle School [will] is schedul~ reorganize to [save] 
~ grades 6-8 in September 1995. In September 1995, a second 
middle school in the Damascus Cluster [will] is scheduled to open. 

Page 160, paragraph 2: 

The site for Clarksburg Middle School #2 is [bordered by Ovid Hazen 
Wells Recreational Park, Skylark Road, and Newcut Road Extended. This site 
offers the potential for shared parking and ballfields with the park,] Qn 

the northwest corner of MD 27 and Skylark Road. 
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Page 160, last paragraph: 

The existing Clarksburg Elementary School is recommended for 
relocation in the long-term (beyond 20 years) due to its inadequate size 
and the desirability of having the school better located in terms of future 
development patterns. The school has recently been modernized and is 
expected to continue operation at this location for many years to come, 
[This Plan supports the modernization of the school in the short-term since 
the school is expected to operate through the normal life ~ycle of the 
proposed modernization.] 

Page 161, Figure 51: 

Amend footnote to indicate that the need for facilities, as well as the 
final location, will be determined by the relevant agency at a later date. 

Page 162, after bullet 4: 

This Plan envisions that it may be necessary to reevaluate the need for 
schools at the time of development and that reduced yields in housing units 
may reduce the need for school sites. 

Page 162, change title in middle of page: 

(HUMAN SERVICES] COMMUNITY FACILITIES 

Page 163, revise Table 15 as follows: 

[H-uman Services] Community Facilities Recommendations 

Library • Close proximity to other public 
facilities in the Town Center such as 
the [senior] community center, and to 
retail and office areas. 

[Senior] Coumunity Center • Close proximity to other public 
facilities in the Town Center such as 
the library and to shopping centers. 

Fire Station 0 

0 

0 

Police Station o 

[Relocate Station #9 from Hyattstown to] Consider 
locating a station in Clarksburg. close to the Town 
Center (including the possibility of relocating station 
#9 from Hyattstown). 

Utilize, if feasible, the site owned by the Hyattstown 
V.F.D. 

Maximize access to the Study Area's road network. 

[Recommend] If needed, consider an appropriately sized 
police facility in Clarksburg. 
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Page 169, Table 16 under Cedar Grove Historic District, Zoning Plan: 

0 Recommends rural [and tural] in vicini 

Page 171, subtitles: 

[Positive Recommendations] ~esiinated on Master Plan 

Page 171, paragraph l: 

of Cedar Grove. 

The following resources are recol'!llll1en10 by the Board for 
inclusion] now included on the Master Plan for Historic Preservation: 

Page 171, under 13/19 Howes Farm (Elizabeth Waters Farm) 
paragraph 2, sentence 1: 

The [Planning Board unanimously recommends the] Howes Farm meets the 
following criteria for Master Plan designation [based on the following 
criteria]: 

Page 171, paragraph 5, sentence 4: 

The [Planning Board recommends] environmental setting is the entire 
16.75-acre parcel, including the outbuildings and long drive from Ridge 
Road [as the environmental setting]. 

Page 172, paragraph 1, sentence 1: 

[The Planning Board recommends t]Ihis resource meets the following 
criteria for Master Plan designation [based on the following criteria]: 

Page 172, paragraph 4, sentence 1: 

The [Board recommends that the] environmental setting [be] .u the 
entire 5.3-acre parcel, yet it should be recognized that the outbuildings 
are not significant. 

Page 172, under subsection 14/26, paragraph 1, sentence 1: 

The [Board recommends t].Ihis resource meets the following criteria for 
Master Plan designation[, based on the following criteria]: 

Page 173, paragraph 2, sentence 3: 

Leniency should be exercised in allowing the congregation to relocate 
stained glass windows from the church if a new sanctuary is built. The 
[recommended] environmental setting is the 1.46 acre lot on which the 
church and associated cemetery are located. 



Page 173, 1st subtitle and the paragraph that follows: 

[NO RECOMMENDATION 

Resolution No. 12-1632 

For each of the following resources, the Planning Board was split in 
its decision, with two members voting in favor and two voting against 
designation.] 

Page 173, move entire text under 13/12 to page 176 under Negative 
Recommendations after 13/11: 

Page 174, paragraph 1: 

[The Planning Board members opposed to designation found that this 
resource had neither architectural nor historical significance. The house, 
which has been altered with artificial siding, has been uninhabited for 
some time. The bank barn was destroyed by a storm in the late 1970s.] 

Page 174, paragraph 2, 1st sentence: 

[Other Board members voted in favor of designation, based on] This 
resource meets the following criteria for Master Plan designation: 

Page 174, paragraph 5: 

The [recommended] environmental setting is that portion of the parcel 
(P900) which lies west of Clarksburg Road, being approximately 65 acres. 
[This resource is located in the Rural Residential Area of the Tel1 'Mile"'''' · 
Creek Area.] As there is currently no plumbing in this house, tiie··'~~, ;;~; · 
availability of septic and water on the property needs to be expfbrea.:: 

Page 174, move entire text under 14/25 to page 177 under Negative 
Recommendations after 13/29: 

Page 175, first subtitle: 

[NEGATIVE RECOMMENDATIONS] REMOVED FROM LOCATIONAL ATLAS 

Page 175, paragraph 4: 

The following resources are [recommended by the Planning Board for removal] 
removed from the Locational Atlas. 

Page 175, paragraph 5, 1st sentence under 13/1: 

[The Planning Board does not recommend t]Ihis early 20th century dairy 
farm is not recommended for placement on the Master Plan. 

Page 175, paragraph 6, 1st sentence under 13/8: 

[The Planning Board does not recommend t]Ihe Burdette Farm is not 
recommended for placement on the Master Plan. 
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Page 175, paragraph 7, 1st sentence under 13/9: 

[The Planning Board does not recommend t].Ihe Clark Cemetery, whose 
stones have been removed, but recovered for safekeeping, is not recommended 
for placement on the Master Plan. 

Page 176, paragraph 1, 1st sentence under 13/11: 

[The Planning Board unanimously recommends that t],Ihe Lewis Farm, an 
early 19th century log house with numerous additions, [not be placed] is. 
not recommended for placement on the Master Plan. Although historically 
connected to Ed Lewis, prominent Clarksburg citizen and co-founder of 
Boyds, it has had numer~us changes and additions over its history. 

Page 176, after paragraph 1 add the text from page 173 under 13/12 and correct 
as below: 

13/12 IbollllleS Jefferson Thompson Faru (Formerly J. Pickens Farm) 
23701 Shiloh Church Road 

[The Planning Board members recommending against designation found 
this resource had been too greatly altered to merit designation. In a 1941 
fire, the top of the tower was damaged and subsequently removed and the 
main roof was replaced with slate shingles. Later rear additions have 
largely obscured the earliest section of the house. 

The Board members re~ommending in favor of designation found this 
resource met the following criteria: lA, having value as part of the 
development of the County, for representing an early multi-use farm; lC, 
identified with the Thompson family, prominent in the Clarksburg area; 2A, 
embodying the distinctive characteristics of a type of construction, with 
the unusual picturesque arrangement of barns situated between the house and 
the public road; and 2E, for its landmark setting at the intersection of 
Comus Road and Shiloh Church Road.] 

This farm was owned for 75 years by the Thompsons, one of Clarksburg's 
early families. (This resource was incorrectly identified on the 
Locational Atlas as the J. Pickens Farm.) The 1-story rear section of the 
house was apparently built soon after Nathan Thompson bought the property 
in 1806. The front section of the house dates from the mid-19th century, 
when it was owned by Thomas Jefferson and Rosetta Thompson. Newlyweds 
Henry and Inez Gardiner bought the property in 1890 and updated the house 
with a Queen Anne-style tower, giving the house a picturesque appearance. 

[The farm has a notable collection of outbuildings in fine condition. 
The bank barn is important to the history of Montgomery County farming for, 
unlike many other farms in the area, it was not superseded by a modern 
dairy barn in the 1930s or 1940s.] 

[The recommended environmental setting is that portion of the parcel 
(P333) which lies south of Comus Road and east of Shiloh Church Road, being 
approximately 40-acres which contains the house, barns, and associated 
outbuildings.] 



Page 176, paragraphs 2 and 3: 

13/13 William Thompson House 
23511 Shiloh Church Road 
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This farmhouse has been engulfed by later 
additions on all four sides which obscure its original building form. ll 
sbould be removed from the Locational Atlas. 

13/18 Georg® w§ liltma Farm 
22222 Ridge Road 

[The Planning Board does not recommend] This abandoned 20th century 
dairy farm once owned by State Legislator George W. Hilton, and later owned 
by the King family is not recommended for designation. The outstanding 
Queen Anne Style farmhouse was burned to the ground in 1991. It had been 
abandoned for many years. The 20th century dairy barns are also in 
deteriorating condition but were once among the finest in the County. 

Page 176, paragraph 4, 1st sentence under 13/21: 

[The Planning Board does not recommend t]Ihe William Shaw Farm is not 
recommended for Master Plan designation. 

Page 176, paragraph 5 under 13/22: 

[The Planning Board found t]Ihis small family cemetery is. not worthy 
of Master Plan designation. Unfenced and with damaged headstones of the 
William Shaw family from the third quarter of the 19th century, this small 
burial site was misnamed the Gue Cemetery in the Locational Atlas. It is 
associated with the William Shaw Farm, but has little significance 
historically~[, or architecturally. Cemeteries are protected by Maryland 
law, and are rarely placed on the Master Plan.] 

Page 177, paragraph 1, last sentence: 

The Waters family is already well represented on the Master Plan (Sites 
#14/43, 19/1). This resource should be removed from the Atlas. 

Page 177, paragraph 2, add to the last sentence: 

The gable roof is covered with corrugated metal. The log house is no 
longer extant. This resource should be removed from the Atlas. 

Page 177, after paragraph 4, add the text from page 174-175 under 14/25 and 
correct as below: 

14/25 Willi.mm Ho !oole Hmwe 
24141 Kings_ Valley Road 

[Two Board members found that this resource as undistinguished and has 
been too altered to merit designation. The house is covered with stucco 
finish and has additions to the side and rear which alter the original 
structure. 
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Two other Board members recommend in favor of designation based on the 
following criteria: lA, having interest and value as part of the heritage 
and cultural characteristics of the County and state, for exhibiting the 
influence of Pennsylvania German building traditions; 2A, embodying the 
distinctive characteristics of a method of construction, having been built 
in two with two-door entrances; and 2E, representing an 
established and familiar visual feature with its prominent location at the 
intersection of Kings Valley Road and the well-traveled Road (MD 27).] 

This resource is architectural s as an example the 
Two-Door House, an uncommon building form in Montgomery County, be a 
house with paired front entrances. This example is particularly noteworthy 
because it seems to have evolved out of the changing needs of its 
occupants. Among the Pennsylvania German, as with the Dutch of New York, 
two-door houses were traditional buildings in cultures which didn't share 
the English central-hall plan. The doors allowed separate uses, with the 
house dfvided in half with one door for everyday family use leading to an 
informal living room, and the other reserved for guests leading to a parlor 
or dining room. 

The house was built by 1860 when William and Hannah Poole acquired the 
105-acre property from Hannah's father, Allen Miles. In 1887, improvements 
were made valued at $450. The Pooles owned the property until 1902. 

[Though additions have been constructed on the side (southeast) and 
rear of the house, they are low and allow legibility of the original 
building form. The northwest side of the house, which faces Ridge Road, 
retains much of its original integrity of building form. 

The recormnended environmental setting is the entire 0.83-acre parcel 
(P912). The Poole House is included in this Plan even though it is just 
outside the Study Area boundary. Located adjacent to the Ridge Road 
Transition Area, it is not expected to be affected by the widening of 
MD 27.] 

Page 177, the subtitle: 

Property [Recommended for Addition]~ to the Locational Atlas 

Page 177, paragraph 5, 1st sentence: 

The [Planning Board unanimously recommended placement of the] Dowden's 
Ordinary Site and Marker just south of the Clarksburg Historic District 
[on] is added to the Locational Atlas. 

Page 178, revise Figure 52 to reflect County Council changes. 

Page 180, Table 17, #13/12, under the Plan Recommendation column: 

[No RecommendationlNegative 

Page 181, !able 17, #13/25, under the Plan Recommendation column: 

[No Recommendation]Po~itive 
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Page 180, Table 17, #14/25, under the Plan Recommendation colwnn: 

[No Recommendation]Negative 

Page 183 to 192, replace Staging Issues and Reconmended Zoning Actions 
sections as follows: 

This Plan recommends that a comprehensive rezoning action (a 
"Sectional Map Amendment" or SMA) immediately follow the adoption of this 
Plan. 

The comprehensive rezoning would affect three general categories of 
property: 

1. Properties where the current zoning would simply be confirmed. 

These properties would continue in their current zoning category. 

2. Properties which are being rezoned to implement the rural and 
agricultural recommendations of the Plan. 

For the most part, these properties are presently zoned R-200 (2 
dwelling units per acre) but the Zoning Plan recommends less dense zones 
(Rural Density Transfer and Rural Residential Zones). [The generalized 
locations of these properties are shown in Figure 53.] 

3. Properties which are being rezoned to higher density. 

These properties are quite extensive and include the Town Center 
District, a portion of the Transit Corridor District, the Cabin Branch 
Neighborhood and the Newcut Road Neighborhood. · 

Figure __ shows the zoning pattern recommended to be implemented by 
the SMA. The map also identifies properties which will require separate 
action by County Council (approval of a "floating zone" application) before 
end-state development can be achieved. 

The development of Clarksburg will make a significant contribution to 
the County's long term housing needs, especially in terms of single-family 
homes. This fact argues for the early development of Clarksburg. At the 
same time, a significant U10unt of infrastructure will be needed to 
implement this Plan, including a new interchange along I-270, new highways, 
schools, a library, and parks. 
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A fiscal impact analysis by the Montgomery County Office of Planning 
Implementation (OPI) examined the capital costs and funding sources 
associated with these facilities. The key question addressed by the Fiscal 
Impact Analysis Report was whether the County alone could to afford pay for 
the capital improvements it would traditional program only the 
taxes from new development. 

The report concluded that County revenues would need to be 
supplemented by funding, Developers currently contribute to 
capital pro ts in the County in several ways, Some of these include land 
dedication, in-kind contributions, impact taxes, a systems development 
charge and in the tal Improvements Program. Additional funding 
sources that should be considered include the Construction Excise Tax and 
development districts. Examples of types of other revenue sources that are 
not currently under consideration but could emerge over the long term 
implementation of the plan include user fees, other property taxes or gas 
taxes. Some or all of these revenue sources will be needed in Clarksburg. 

This Plan supports staging strategies that are responsive to fiscal 
concerns and recommends development that is keyed to revenue mechanisms 
being in place or imminent. This Plan also recognizes that the staging of 
development is critical if Clarksburg is to coordinate the timing of 
development with the provision of public facilities, develop a strong 
community identity, and protect environmentally fragile watersheds. 

Finally, it should be notBd that the staging recommendations of this 
Plan are designed to affect the timing of private development and public 
facilities, not the total amount, type or mix of development. These issues 
are dealt with in other sections of this Plan. 

This Plan presents seven guiding staging principles related to 
critical concerns and opportunities in Clarksburg. These staging 
principles, which are integral components of this Master Plan, provide a 
general framework and guidance for the future staging or timing of private 
development and the provision of public facilities in Clarksburg: 

Sewage treatment and comreyance capacity in the Seneca Creek basin is 
severely constrained and rill limit any new developaent in Clarksburg in 
the foreseeable future$ 

The sewerage system in the Seneca Creek drainage basins provides sewer 
service to areas such as Germantown and some portions of Gaithersburg, and 
will be extended in the future to provide sewer service to Clarksburg. The 
sewerage system within the Seneca Creek basin consists of gravity sewers, 
pumping stations, and force mains. Ultimately, this system converges at 
the Seneca Wastewater Treatment Plant (WWTP) and the Wastewater Pumping 
Stations (WWPS) complex on Great Seneca Creek. 
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The Seneca Creek sewerage system is experiencing capacity problems in 
two key areas: 

Wastewater Conveyance: There are currently several constraints in the 
sewerage system within the Seneca Creek basin that inhibit getting 
wastewater flows from their source to the Seneca WWTP/WWPS complex. 
Several projects to relieve these problems are currently under study 
or are adopted in the FY 94 WSSC CIP or proposed in the FY 95 WSSC CIP. 

Wastewater Treatment: The Seneca WWTP/WWPS complex is currently 
operating near its capacity. 

To meet the County's future wastewater needs in the Seneca Creek 
basin, additional major wastewater treatment projects are required. 
Currently, no specific solution to the Seneca Creek wastewater 
treatment problem ha~ been adopted since it is the subject of the 
present Seneca/Potomac Study. The most optimistic outlook suggests 
that if a decision regarding a wastewater treatment solution is 
reached within the next few months, the projects could be programmed 
into the 1996 CIP. Any long term solution would have a design and 
construction period of at least five years, meaning that new capacity 
will not be available until sometime after the year 2000. 

Limited wastewater treatment and conveyance capacity is clearly a 
constraint to further Clarksburg development until appropriate solutions 
are progranuned into the CIP and constructed. Due to the severe sewage 
conveyance and treatment constraints in the Seneca Creek basin, this Plan 
reconunends that private development be staged so that no new development 
should proceed until necessary wastewater conveyance and treatment 
solutions are fully progranuned in the first four years of the CIP, except 
(1) those which have already received sewer permit authorizations (COMSAT, 
Gateway 270, and the Damascus Middle School), 2) the Pancar property, and 
(3) the Town Center area not in the Ten Mile Creek Watershed. 

PRINCIPLE #2: FISCAL CONCERNS 

lbe timing and sequence of development in Clarksburg should be responsive 
to the likelihood that funding for the capital imp..:-ovements required by new 
growth in the area will come from a variety of sources, including the 
County and private ~evelopment. 

The County is expected to program the schools, local roads and other 
conmnmity facilities in the Master Plan using both public and private 
funding sources. An analysis by the Office of Planning Implementation 
concluded that if the County had to fund the master planned improvements 
using only a portion of the taxes from new development, a funding shortfall 
of $75 million to $100 million could result over a 20 year period. In 
light of this finding, it is clear that staged developaent should be 
cc:mditimaed on the ability of prl:va.te developers to fund a sipif icamt 
portion of the infrastructure improveaents called for in the plan or the 
availability of other new sources of revenues. 
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Under current County fiscal policy, approximately 10 percent of the 
taxes generated by new development are available for capital projects. 
Other sources of public funds could include the State and additional 
contributions from the County. Private sources of funds could include land 
dedication, developer contributions (in-kind or in-cash), construction 
excise taxes, development district payments or other development fees. 

This Plan recognizes, that while the specific details and 
implementation mechanisms related to alternative funding mechanisms are not 
well known at this time, in all likelihood more than one source of private 
funds will be needed and used in the Clarksburg area. In particular, it is 
possible that more than one development district could be used. The County 
should carefully evaluate the use of all alternative financing mechanisms 
to ensure that they do indeed make significant contributions towards the 
facilities called for in the Plan. 

PRINCIFLE 13: OOOm>IHATJ:ON OF LAND DJNm.Offmlff Mm PUIU.IC 
Iffll'IASntUC'I'Oll 

Land development should be coordinated with the provision of major, capital 
improvements such as the sewerage system and the transportation network. 

Staging policies should be developed to coordinate the timing of land 
development in Clarksburg with the provision of such public improvements as 
roads, sewerage facilities, schools, parks, libraries, and police and fire 
stations. Such capital facilities can best be financed without undue 
burden to the C.ounty and its taxpayers if the facilities are built in a 
logical, rational fashion, servicing only a few compact development areas 
at any one time and proceeding in later stages to build out from already 
developed areas in a logical incremental sequence. By this means, the 
County can avoid the high tax burden of scattered, piecemeal development 
which forces wasteful public expenditures for expensive, but underutilized 
public facilities. 

This coordination of land development with the provision of public 
infrastructure is particularly important given the estimated $75 million 
revenue shortfall for Clarksburg. The economies of scale offered by 
geographic staging will enable the County to make the best possible use of 
the limited funding available for Clarksburg. 

Pll.INCIPLE.14: DEVELOPMENT OF A STRONG ~'IY IDD'I'ITY 

'l'he tia:ing and sequence of developaent should reinforce the Master Plan's 
<"O!""Plmri ty design and identity goals for Clarksburg. 

The timing and sequence of development is critical to helping 
Clarksburg achieve its vision as a transit-and-pedestrian oriented town 
surrounded by open space. To help promote a strong sense of community 
identity and design, staging of public facilities and private development 
should accomplish the following: 

• 'l'he Town. Center: Encourage the early development of the Town Center 
to create a strong sense of community identity and to provide a model 
for later development in other areas. 
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An early focus on the development of a vital, mixed use Town Center 
for Clarksburg can be achieved through the careful staging of both 
public facilities and private development. For example, this Plan 
favors initial development east of I-270 where great care has been 
taken to recommend a land use pattern that fosters a mix of housing, 
retail uses, employment, community facilities and transit usage. 
Similarly, this Plan allows the construction of a developer-funded 
pump station, which would pump over wastewater from the Town Center to 
an exis sewer trunkline. Such a temporary pump over facil 
would allow the Town Center to proceed with early development rather 
than wait for the completion of a stream valley gravity line that will 
ultimately serve the area. Finally, this Master Plan encourages 
residential development patterns that best support a strong Town 
Center identity early on. For instance, residential development in 
the Newcut Road Neighborhood should be phased to encourage development 
closest to the Town Center to proceed first. 

The Trm:wiam.y: Assure that areas planned for higher density 
development near transit are not preempted by less intensive uses. 

School-Based Neighborhoods: Recognize that schools are an essential 
component of community life and integral part of community design and 
development, and should form the basis for neighborhood units in 
Clarksburg. 

To promote school-based neighborhoods, each stage of development 
should strive to provide, in conjunction with existing development 
where possible, an adequate number of dwelling units to support at 
least one elementary school. Montgomery County Public Schools 
currently estimates that between 1,800 and 2,200 housing units are 
needed to support an elementary school. Similarly, the County should 
have opportunities to obtain school site dedication in each stage of 
development 

Balanced Socio-Economic M:b:: Provide a suitable mix of dwelling units 
to ensure a balanced socio-economic mix for schools in the areas. 
Ideally, each stage should strive to achieve a mix similar to the 
overall master plan mix of units. 

Such a variety of housing products in every stage promotes an active, 
healthy real estate market and provides consumers with a range of 
housing choices, prices, and living styles. 

Coordinated Residential and Commercial Development: Provide for 
sufficient residential units to support Town Center retail and 
commercial activities. 
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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 critical mass of housing units are in place to support a 
retail center (retailers indicate that approximate 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 ty be given to the Town Center. Retail development 
in the Newcut Road and Cabin Branch neighborhoods ~···v=~-~ the 
development approximately 90, square feet of retail uses in the 
Town Center. 

POLICY# 5: 

Staging should respond to near-term market deamd for single family housing 
11md long-tern demand for employment. 

Staging in Clarksburg should respond, as mu.ch as possible, to the 
growing pressures for more single-fami housing in the County. 
Development should be staged so that a reasonable share of the County's 
future annual residential growth can be accommodated in Clarksburg over 
time. Staging should also respond to long-term employment demand that is 
expected along the I-270 corridor. 

POLICY 16: WADm QUALITY PROTECTION 

The timing and sequence of development in Clarksburg should respond to the 
wrique environmental qualities of the area and help mitigate, in 
particular, development impacts to the environmentally sensitive stream 
valleys in the Ten Mile Creek watershed. 

Clarksburg offers a rich array of environmental resources, including 
Little Seneca Lake, streams with very high water quality, a large number of 
stream headwaters, extensive tree stands, and an impressive array of flora 
and fauna, particularly in stream valleys. Staging serves as an essential 
tool for assisting with the mitigation of development-related impacts in 
Clarksburg's environmentally fragile, high quality stream valleys. 

Significant changes in water quality regulation can be expected during 
the next few years. A new water quality zoning text amendment was approved 
by the Planning Board in the Spring of 1994 for transmittal to the County 
Council. If this new water quality review process is approved, it will be 
highly desirable to limit early development in Clarksburg to one or two 
less environmentally sensitive sub-watersheds (such as those found on the 
east side of I-270) so that DEP can conduct the necessary baseline stream 
monitoring for the proposed program and test the effectiveness of best 
management practices in protecting water quality. 

Such baseline monitoring and evaluation will better enable the County 
and Ten Mile Creek property owners to work together in developing effective 
best management practices for Clarksburg's most environmentally fragile 
watershed. 
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Delaying development in the Ten Mile Creek watershed will provide 
these property owners with the opportunity to pursue voluntary measures to 
protect water quality in the environmentally fragile Ten-Mile Creek 
watershed. Such measures might include stream restoration, 
afforestation/reforestation, and modified agricultural practices. 

PJUlfCIPLE #7: USPONSIVEl'IESS TO DE SITE LOCATION OF FDA 

The federal Food and Drug Administration tFDA) is currently reviewing 
a number of sites in Clarksburg and other Montgomery County communities 
that can accommodate the development of 2.5 million gross square feet of 
office, industrial, laboratory, and related uses. 

This Plan recognizes the significant impacts that such a decision 
would have on Clarksburg and acknowledges that the selection of a 
Clarksburg site for FDA ~ould require modifications to the recommended land 
use and to the staging elements contained in this chapter. 

THE GEOGRAPHY OF STAGING 

The areas affected by this Plan's staging recommendations are shown in 
Figure 

The following areas are not included in the staging plan: 

Byattstovn: This community has public health problems, due to failing 
septic systems which must be corrected immediately. Development in 
Hyattstown may proceed immediately, subject to the availability of 
adequate sewerage facilities. 

Rural Density Development: Rural density development, zoned for 1 
unit per 5 acre densities or less, which may proceed based on the 
availability of wells and septic facilities. 

Public Uses on Site 30: Public uses on Site 30, such as the planned 
detention center site, are not included in this staging plan. 

Previously Approved Development in the Pipeline: Previously approved 
development will not b~ addressed by the staging plan. However, any 
requests for water and sewer plan changes in these areas will be subject to 
the availability of wastewater treatment and conveyance capacity in the 
Seneca Creek basin and consistency with the water and sewer service areas 
delineated in Figure_. 

DE STAGING SEQUENCE FOR PR.IVA.TE DEVELOP!IENT 

To provide for the orderly and fiscally responsible development of public 
facilities, promote the development of a strong community identity, and 
allow for the implementation and evaluation of the County's water quality 
review process to examine whether best management practices can mitigate 
the impacts of development on the environmentally fragile Ten-Mile Creek 
watershed, this Plan recommends that~ Master Plan stages guide the 
sequencing of public facilities and private development in Clarksburg. 



264 
Resolution No. 12-1632 

Each stage will be initiated or "triggered" once all of the triggers 
described in the Tables __ through __ have been met for thats 
Thus, no stage is dependent on the complete buildout of prior stages. A 
number of s do, however, share the same With the exception 
of stage 1, all stages require state and county enabling legislation for 
development districts or that alternative financing mechanisms are in 
place. Stages 2, 3, and 4 also require the adoption of new Executive water 
quality review before development may proceed. Stages 3 and 4 
are also predicated upon the wastewater treatment and 
conveyance problems in the Seneca Creek basin. 

After a stage has been triggered~ individual developments within thats 
can proceed once public agencies and the developer have complied with all 
of that stage's implementing mechanisms and the traditional regulatory 
requirements of that property's zoning. Unlike some plans, where staging 
has been implemented primarily through incremental rezonings of majo~ areas 
of a plan, this Plan relies on such mechanisms as the County's 
Comprehensive Water Supply and Sewerage Systems Plan [Ten Year Water and 
Sewer Plan], the Annual Growth Policy (AGP) and Adequate Public Facilities 
Ordinance (APFO), floating zone approvals, and the formation of development 
districts (or other financing mechanisms) to implement the Plan's staging 
policies. These implementing mechanisms are described in greater detail in 
later portions of this Plan. 

The triggers and implementation mechanisms for Clarksburg's four stages of 
development are detailed in Tables __ through Briefly, they can 
be described as follows: 

St.age l: 

This stage applies to those major developments in Clarksburg that have 
existing sewer authorizations. Specifically, it includes such private 
office development as COMSAT and Gateway 270, and the new Damascus Middle 
School. This stage also includes the Pancar property. The properties in 
this stage may proceed immediately with development subject to existing 
regulatory review procedures. 

Stage 2.: 

This stage· includes those portions of the Town Center District that do not 
drain into the Ten Mile Creek watershed and that could logically be served 
by an interim pump station. It includes approximately 1650 residential 
units and 300,000 square feet of retail uses. 

In addition to the triggers described above, it should be noted that this 
stage may not begin until WSSC and the County Executive indicate that 
sufficient wastewater treatment and conveyance system capacity exists to 
accommodate Town Center development and that providing sewer to the 
Clarksburg Town Center will not stop the Germantown Town Center from 
developing based on not having available sewer flow when it needs it, 
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Stage. 3: 

This stage applies to all portions of Clarksburg located,east of I-270 (but 
not in the Ten Mile Creek watershed) and the Cabin Branch Neighborhood. It 
includes approximately 8370 housing units and more than 2 million square 
feet of commercial, industrial, and office development. In addition to the 
conditions described above, this stage will not be allowed to proceed until 
wastewater conveyance and treatment problems in the Seneca Creek basin have 
been resolved and fully programmed into the first four years of the Capital 
Improvements Plan. In order to promote a strong conmunity identity focused 
on the Clarksburg Town Center, floating zone approvals in this stage will 
also be guided by specific community building criteria related to the 
location of housing and timing of retail development (see Table_ and the 
staging policies above). 

Stage 4: 

This stage applies to development in the Ten-Mile Creek watershed, which is 
primarily located to the west of I-270 (the headwaters of this watershed 
are located in the western portion of the Town Center District). This 
stage includes approximately 1700 dwelling units and 1,270,000 square feet 
of colllDercial, office, and industrial development. Due to the 
environmentally fragile nature of the streams in this area and the Plan's 
strong emphasis on community building, this stage contains the following 
additional triggers that must be met before development can proceed in this 
area. These triggers can ~e described as follows: 

BASELINE P.10.NITORING: Baseline biological assessment of the aqua~a.e-·' 
ecosystems of the Little Seneca Creek and Ten Mile Creek watersheds, 
scheduled to be initiated by the Department of Environmental 
Protection (DEP) in July of 1994, has taken place for a minimum of 3 
years. This baseline biological assessment will be used to measure 
and report changes in the biological integrity of the two watersheds. 

C<Nm.NITY BUILDING: At least 2,000 building permits have been issued 
for housing units in the Newcut Road and Town Center sub-areas of 
Clarksburg. 

As noted in the staging principles, fostering a strong community 
identity in the early years of development in Clarksburg is extremely 
important. For this reason, the Plan favors initial development east 
of I-270 where great care has been taken to recommend a land use 
pattern that fosters a mix of housing, retail uses, employment, 
community facilities and transit usage. To help assure that these 
concepts are initiated early and to help establish near term 
priorities for public infrastructure expenditures, this Plan 
recolllDends that Stage 4 begin only after development east of I-270 is 
underway. 
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Al 2000 units to get underway east of I-270 reinforces 
Clarksburg's town by providing sufficient critical mass to 
support the many public and private facilities that contribute to a 
community's quali of life and identity. For , MCPS estimates 
that.1800 to 2200 housing units are needed to an elementary 
school. which is not only one of the more costly facilities 
needed, but also an essential component of life and integral 
part of communi design and development. 

MS'l'SID!. ~g fflm!roRm MID :INALUA11ID: The first Annual Report on the 
Water Qual Review Process (WQRP) following the release of 2000 
building permits in the Newcut Road and Town Center sub-areas is 
completed by the Department of Environmental Protection, This report 
will have evaluated the water quality best management practice2 (BMPs) 
and other mitigation techniques associated with the Town Center/Newcut 
Road development and other similar developments in substantially 
similar watersheds where BMPs have been monitored. 

Once the above events occur, County Council will consider water and 
sewer category changes that would permit the extension of public 
facilities to the Ten Mile Creek area. As part of their 
deliberations, the Council will: 

Review the demands on the Capital Improvements Program for necessary 
infrastructure improvements; 

Evaluate the water quality results associated with Newcut Road and 
Town Center development and other similar developments in 
substantially similar watersheds where BMPs have been monitored and 
evaluated. In undertaking this evaluation, the Council shall draw 
upon the standards established by Federal, State, and County laws and 
regulations and determine if the methods, facilities, and·practices 
then being utilized by applicants as part of the water quality review 
process then in place are sufficient to protect Ten Mile Creek; and 

Assess voluntary measures taken by property owners in the Stage 4 area 
to protect water quality in the environmentally fragile Ten-Mile Creek 
watershed. Such measures might include stream restoration, 
afforestation/reforestation, and modified agricultural practices. 

After conducting these assessments, the County Council may: 

1. Grant water and sewer category changes, without placing limiting 
conditions upon property owners; 

2. Grant water and sewer category changes, subject to property Gwner 
commitments to take additional water quality measure::r, such as staging 
of development, to protect the environmentally fragile Ten-Mile Creek 
watershed; 

3. Defer action on a Water and Sewer Plan category change, pending 
further study or consideration as deemed necessary and appropriate by 
the Council; or 

4. Consider such other land use actions as are deemed necessary. 
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ST AGE 1 (Underway) 

DESCRIPTION: Stage 1 includes those properties in Clarksburg that existing sewer authori2:ations 
(COMSAT, Gateway 270, and the Damascus Middle School, and the Pancar property, a grandfathered 
property with a completed subdivision application prior to initiation of this Plan). 

STAGING TRIGGERS: None. Can proceed with development once necessary building permits and sewer 
hook-ups have been granted. 

IMPLEMENTING MECHANISM: 

• Properties in this stage subject to existing regulatory review processes, including AGP and APFO 
approval. No additional Master Plan implementation actions needed. 
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TABLE 

STAGE2 

DESCRIPTION: Stage 2 includes those portions of the Town Center District that do not drain into the Ten 
Mile Creek watershed (see Fig. __). 

S'fAGING TRIGGERS1 : 

1) Either (a) State and County enabling legislation for development districts or (b) alternative infra
structure financing mechanisms are in place. 

2) County Council adopts a new Water Quality Review Process (WQRP) and DEP issues Executive 
Regulations related to this process. 

3) WSSC and the County Executive indicate that sufficient sewer treatment and conveyance 
capacity exists or is programmed to accommodate development in this stage and that sewer 
authorizations for the Germantown Town Center are not put at risk. 

IMPLEMENTING MECHANISMS:: 

l) At the time of Sectional Map Amendment (SMA), the Stage 2 area in the Water and Sewer Plan 
is amended to S-4, W-4 by the County Council in accordance with the policy recommendations 
of this Master Plan. The Stage 2 area of the Water and Sewer Plan will automatically advance 
to S-3, W-3 upon Planning Board approval of a preliminary plan of subdivision for which WSSC 
and the County Executive indicate that Staging triggers l, 2, and 3 have been met. 

2) Properties in this stage are subject to AGP and APFO approval by the Planning Board. 

3) One or more development districts (or alternative financing mechanisms), that can provide public 
facilities in accordance with the APFO and additional local determinations by the County Council, are 
implemented. 

1 All staging triggers must be met to initiate this stage of development. 

2 Individual developments within this stage can proceed once public agencies and the developer have complied with 
all of the implementing mechanisms. 
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STAGE .3 

DESCRIPTION: Stage 3 includes all portion:.; of Clarksburg that do not drain into the Ten-Mile Creek 
watershed, i.e., most development ~t of 1~270 and the Cabin Branch Neighborhood. (See figure 

Retail/commercial development in the Newcut Road and Cabin Brmch Neighborhoods will be deferred, 
however, 1.m.til 90,000 square feet of retail uses have been established in Clarksburg's Town (,;;mer. 

SIAGJNG TIUGGERS1: 

l) Either (a) State Md County enabling legislation for development districts or (b) alternative infra
structure financing mechanisms are in place. 

2) County Council adopts a new Water Quality Review Process (WQRP) and DEP issue~ Executive 
Regu!ations related to this process. 

3) Wastewater treatment and conveyance facilities, sufficient to serve all approved development m 
Germantown and the Stage 3 area of Clarksburg, are l00% funded m the first~ years of the CIP. 

IMPLEMENTING :VfECHANlSMS2: 

l) Once all 3 of the above conditions have been met. the Stage 3 area in the Water am.I Sewer Plan 
is amended to S-3, W-3 by the County Council in accordance wuh the policy recommendations 
of this Master Plan. 

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 eStablishetl in Clarksbur_g' s Town 
Center. 

3) Floating zone approvals are guided by Master Plan language that encourages residential 
development patterns that best support a strong Town Center idenuiy early in Stage 3. For 
example, residential development in the' Newcut Road Neighborhood should be phased to 
encourage development closest to the Town Center to proceed first. 

4) Properties in this stage are subject to AGP and APFO approval by the Piannin~ Board. 

12-1632 

5) One or more development districts (or alternative financing mechanisms), that can provide infrastruc
ture facilities in accordance with the APFO and additional local deternunations by the County Council. 
are implemented. 

All staging triggers must be met to initiate this stage of development. 

2 Individual developments within this stage can proceed once public agencies and the develo~r have complied with 
aH of the implementing mechanisms. 
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TABLE 

STAGE 4 

(This stage's triggers and implementing mecharusms 
are described in detail in the P!.ao's text 

This table summarizes these detailed recommendatiom,) 

Resolution No. 

DESCRfPrION: This stage allows the remaining areas of Clarksburg (i.e., those properties that drain into 
the Ten Mile Creek watershed) to proceed with (see __). 

STAGING TRIGGERS1 : 

1-2) Same triggers as for Stage 3. 

3) Wastewater treatment and conveyance facilities, sufficient to serve all approved development in 

Germantown and the Stage 4 area of Clarksburg, are 100% funded m the first 4 years of the CIP. 

4) BASELINE MONITORING: Baseline biological assessment of the aquatic ecosystems of the Little 
Seneca Creek and Ten Mile Creek watersheds has taken place for a minimum of 3 years. 

5) COMMUNITY BUILDING: At least 2,000 building permits have been issued for housing units in 
the Newcut Road and Town Center sub-areas of Clarksburg. 

6) EASTSIDE BMPs MONITOR.ED AND EVALUATED: The first Annual Report on the Water 
Quality Review Process following the release of 2000 building permits in the Newcut Road and Town 
Center sub-areas is completed. This report will have evaluated the water quality best management 
practices (BMPs) and other mitigation techniques associated with Town Center/Newcut Road develop
ment and other similar developments in similar watersheds where BMPs have been monitored. 

l) Once all of the above conditions have been met, the County Council will consider Water and Sewer 
Plan amendments that wou!d permit the extension of public facilities to the Ten Mile Creek area. (See 
text for further discussion of these mechamsms.) 

2) Ongoing water quality and BMP monitoring by DEP in accordance with the WQRP. 

3) Properties in this stage are subject to AGP and APFO approval by the Planning Board. 

4) One or several development districts (or alternative financing mechanisms), that can provide mfra
structure facilities in ~ordance with the APFO and additional local determmations by the County 
Council, are implemented. 

l AU staging triggers must be met to initiate this stage of development 

2 Individual developments within this stage can proceed once public agencies and the developer have complied with 
all of the implementing mechanisms. 
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STAGING IMPLFJmNTATION MECHANISMS 

COMPREBENSIVE WATER SUPPLY AND SEWER.AGE SYSTEMS PLAN 

OVERVIEW 

The Montgomery County Comprehensive Water Supply and Sewerage Systems Plan 
(Ten-Year Plan) governs the extension of water and sewer service in the 
County. The overall goal of this plan is to ensure that the existing and 
future water supply and sewerage systems needs of the County are: 

• Consistent with master plans and the provision of other public 
services; 

• Satisfied in a cost effective manner; and, 
• Satisfied in a manner that protects or improves County water 

resources, from both public health and environmental standpoints. 

To provide for the orderly extension of water and sewerage service, State 
law and regulations have established six category designations for water 
and sewerage service areas. The formal mechanism for staging water and 
sewerage service consists of the application of the water and sewerage 
service categories to various areas of the County. The County Council has 
the authority to adopt and amend service area designations after 
consideration of the County Executive's recommendations as well as conunents 
by WSSC and M-NCPPC. Based on this action, service area maps and adopted 
resolutions are available for use by the general public. 

The policies that govern the provision of water and sewerage service under 
each category are enumerated in detail in the Ten-Year Plan. In addition 
to policies that are specific to each category, the extension of service 
must be consistent with the County's comprehensive p~anning policies. In 
other words, service should be extended systematically in concert with 
other public facilities as defined in the General Plan and adopted Master 
or Sector Plans. 

THE WATER AND SEWER PLAN'S ROLE AS A STAGING MECHANISM 

This Master Plan recommends that the Comprehensive Water Supply and 
Sewerage Systems Plan serve as one of the key implementing mechanisms for 
the staging of private development and the provision of public facilities 
in Clarksburg. Specifically, the Plan recommends that the follo~ing 
policies govern the programing of water and sewer service in the Clarksburg 
area: 

1. DEP will initiate a comprehensive Water and Sewer Plan amendment 
that modifies Clarksburg's sewer and water categories in 
accordance with the recommendations of this Master Plan. It will 
b~.undertaken concurrently with the Sectional Map Amendment 
described above. Such a comprehensive amendment should modify 
the water and sewer categories for the master plan staging areas 
as follows: 
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Properties in Stage l should be moved into categories S-1 
and W-1. 

b. Properties in s 2 should be moved into S-4 
and W-4. 

C, Properties in Stage 3 should be moved into S-5 
and W-5. 

d. All other properties in the Planning area, including 
properties in S 4, should be moved into categories S-6 
and W-6. 

2. Subsequent Water and Sewer Plan amendments be of a comprehensive 
or area-wide nature , and consistent with this Master Plan's 
staging principles and recommendations. These subsequent Water and 
Sewer Plan amendments should not take place until all of the 
pre-requisite triggers for each stage of development have been met 
(see Tables through ) sm.d the County Council determines that the 
category changes are consistent with the policies of the Comprehensive 
Water Supply Sewerage Systems Plan. 

To implement the staging recommendations of this Plan, Figure 
"Recommended Sewer and Water Staging for Clarksburg," should be used as 
guidance for future amendments to the existing Water and Sewer Plan. The 
water and sewer service sequencing outlined in Figure can be described 
as follows: 

Areas Not Planned for Service 

Those areas that will not be served include areas recommended for RDT 
zoning and rural zoning. In the transition areas near Ten Mile Creek, the 
sewer service line will be coterminous with the TDR zoning line. These 
areas will be put in categories W-6 and S-6, with a note that community 
service is not anticipated. 

The Existing and Programmed Service Area 

This group includes those areas that can be served now with existing lines 
plus areas that will be served in the near term when currently programmed 
projects are completed. This area includes Comsat, qateway 270, the 
Damascus Middle School, Hyattstown and the Pancar property. This area is 
generally consistent with areas given priority for development in Stage l 
of the Staging Plan. 

The inclusion of Hyattstown in this category assumes that the Council will 
program a project for Hyattstown in the FY 95 Capital Improvements Program. 

Future Service Area A and A-1 

These areas generally include properties on the east side of I-270 in the 
Little Seneca Creek watershed and a portion of Site 30. These areas match 
the areas identified in Stages 2 and 3 of the Staging Plan. 
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From a facility planning perspective and from a funding point of view, the 
Little Seneca Trunk sewer is the preferred option for serving both the Town 
Center (Area Al), and the Newcut Road Neighborhood (Area A). The County 
should make every attempt to program such a gravity line in the FY 96 
Capital Improvements Program. 

There is a concern, however, that a gravity sewer may not be in place by 
the time the other Stage 2 triggers for the Town Center are met. To 
encourage the establishment of Town Center at the earliest feasible date, 
this Master Plan allows for the construction of a temporary pump station 
and force main to serve the A-1 are.a. The service area should be limited 
to those properties than can logically be sewered by a pump station that 
would tie into the existing sewer line. 

Future Service Area B 

This area includes properties in the Cabin Branch watershed. It is 
comparable to the portion of Stage 3 in the Staging Plan located west of 
I-270. The major developable properties are the Clarksburg Triangle and 
the Reid Farm. The employment area along 1-270 could be served separately 
by a &ravity sewer line. 

Future Service Area c 
This area includes those properties in the Ten Mile Creek watershed, 
including properties on the east side of I-270 on the western edge of the 
Town Center and the eastern portion of Site 30. This service area is 
generally consistent with the Stage 4 boundaries shown in the Staging Plan. 
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FLOATING ZONE APPROVALS 

Floating zone designations are recommended by this Master Plan for a 
number of parcels in the Clarksburg area. In order for such rezoning to 
take place, the County Council must find that the proposed rezoning for 
these parcels be compatible with surrounding uses and in accord with the 
expressed purposes and requirements of the zone. In addition to these 
traditional requirements, this Master Plan recommends that: 

1. Floating zone designations for properties in Stages 2, 3, and 4 not be 
included as part of the initial, comprehensive rezoning (SMA) described 
earlier in this chapter. Floating zones should not be approved for these 
stages until all of the triggers for the stage within which the floating 
zone is located have been met. 

2. Floating zone approvals are guided by Master Plan language that 
recommends that retail/commercial development in the Newcut Road and Cabin 
Branch Neighborhoods be deferred until a portion of the retail in 
Clarksburg's Town Center has been developed. 

3. Floating zone approvals are guided by Master Plan language that 
encourages residential development patterns that best support a strong Town 
Center identity early in Stage 2. For example, residential development in 
the Newcut Road Neighborhood should be phased to encourage development 
closest to the Town Center to proceed first. 

THE ADEQUATE PUBLIC FACILITIES ORDINANCE (APFO) AND THE ANNUAL GROW'l'B 
POLICY (AGP) 

The Adequate Public Facilities Ordinance (APFO) promotes orderly 
growth by synchronizing development with the availability of public 
facilities needed to support that development. The Montgomery County 
Planning Board administers the APFO at the time of subdivision review. 

In April of 1986, the County Council enacted legislation which 
established an Annual Growth Policy (AGP) for the County. Since that time, 
the Council has used the AGP to match the timing of private development 
with the availability of public facilities by setting staging ceilings for 
individual policy areas. The timing aspect of the AGP cannot be 
over-emphasized. The AGP is designed to affect the staging of development, 
not the location, total amount, type, or mix of development. Currently, 
the Clarksburg study area is not covered by AGP staging ceilings because it 
is not part of a separate policy area. 

Development District enabling legislation was pas~ed by the State 
legislature in 1994. Separate enabling legislation at the local level is 
currently under review by the County Council. 
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A development district can briefly be described as a special taxing 
district that has the authority to finance public infrastructure 
improvements needed to support land development by issuing tax-exempt bonds 
and/or collecting special assessment, special taxes, or tax increments 
within the district. Property owners would initiate development district 
formation and make a commitment to finance costs in excess of County 
expenditures for the infrastructure needed to meet all adequate public 
facility requirements in the proposed district. The determination of 
adequate facilities for a development district would be ma.de by the 
Planning Board and County Council 

According to the enabling legislation currently under review by the 
County Council, development districts would largely consist of undeveloped 
or underdeveloped land. Development districts could potentially fund such 
infrastructure improvements as schools, police and fire stations, sewer and 
water systems, roads, transit facilities, parks and recreation facilities. 
They are not intended, however, as a financing mechanism for infrastructure 
improvements that are considered the responsibility of a single developer 
under the Planning Board's site plan and adequate facilities requirements. 

Development districts are viewed as a valuable tool for providing 
joint public/private financing of public infrastructure required by new 
development in largely undeveloped areas. 

WATER QUALITY REVIEW PROCESS 

A new Water Quality Review Process (WQRP) zoning text amendment was 
approved by the Planning B.oard in the spring of 1994 and forwarded to the 
County Council for adoption. The text amendment relies initially on the 
use of interim water quality goals, accompanied by a program of iterative 
and progressive upgrading of design standards for mitigation measures and 
enhanced provisions for maintenance. It is anticipated that eyentually 
this process will lead to the development of enforceable performance 
criteria. 

To accomplish these goals, the new water quality review process calls 
for: 

* Baseline Monitoring: The Department of Environmental Protection will 
conduct baseline monitoring of specified high quality watersheds. 
This.monitoring would consist of a biological assessment of the 
basin's aquatic ecosystems and would allow for the comparison of water 
quality conditions before and after development. 

Goal Setting: The Department of Environmental Protection will develop 
interim design goals related to best management practice (BMP) 
performance and water quality protec~ion, leading ultimately to 
enforceable performance criteria. 

Ongoing Monitoring: The Department of Environmental Protection will 
oversee developer-funded monitoring of stormwater management 
facilities and other BMP's and monitor in-stream water quality 
associated with development projects. 
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* Performance Evaluation: County agencies will provide an ongoing 
assessment of the ability of different BMP's to protect water 
quality. These findings will be included in an Annual Report on the 
Water Quality Review Process to be submitted to the County Council. 

Improved Design Standards: The Department of Environmental Protection 
will modify BMP design criteria based on non-achievement of interim 
goals as verified through BMP and in-stream monitoring. 

Based on the results of required monitoring, both the overall and the 
limits of mitigation in protecting water quality will be clearly defined 
over time. 

Page 193-195, delete Table 19 and Figures 56 and 57. 

Page 196, paragraph 2: 

This Plan recommends the Environmental Guidelines be amended to afford 
environmentally sensitive areas like Clarksburg more protection during the 
development process. The areas shown in Figure 58 as "Special Protection 
Areas" are based on the environmental analysis done for the Master Plan and 
guidance from Maryland Department of the Environment and Maryland 
Department of Natural Resources·. "Special Protection Areas" are geographic 
areas where identified sensitive environmental resources reguire measures 
beyond current standards to assure those resources are protected to the 
greatest extent possible from development activities. The Greenhorne & 
O'Mara report, Clarksburg Environmental and Water Resources Study. 
June 30, 1992, identified stream segments where heated runoff :J.:t:Am:,.": 
intensive development was predicted to cause moderate to severe:,.th~ima1.· 
impacts to the receiving streams. This study also identified:J$olat.~d .... 
areas outside the stream buffers that have the highest risk of"gro,U:ndwater. 
contamination; those areas occur in the Cabin Branch· and Little Seneca 
Creek watersheds. The intensive developments proposed for the portions 
[headwaters] of Ten ·Mile Creek and M-83 in Wildcat Branch are appropriate 
for use of the SPA development guidelines because of their location [near· 
the top of the watershed and the] in fragile stream [conditions] systems. 
As shown on Figure 46, this covers the following sub-watersheds: 

Page 196, paragraph 4: 

Ten Mile Creek - [Tributaries on east side of mainstem from northern 
watershed boundary downstream to point of mainstem closest to Shiloh Church 
Road.] Land draining to any tributary or the mainstream east of Ten Mile 
Creek and north of West Old Baltimore Road. This includes all tributaries 
of Ten Mile Creek that drain [to] the Town Center~ [and Site 30.] 

Page 196, last paragraph: 

The Guidelines for Environmental Management should be amended to include 
these development objectives for the Clarksburg Special Protection Area: 
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Page 198, subtitle: 

[Regional] Sto:r:mwater Mm:nagement 

Insert prior to first paragraph: 
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This plan strongly encourages the use of on-site SWM facilities, with 
proper maintenance. but allows for flexibility in site-by-site review. 

Page 201, paragraph 3, sentence l: 

2. This Plan proposes that the divided arterial which usually has 
required lOO~foot right-of-way be expanded to 100 to 120-foot 
right-of-way in order to accommodate a Class I Bikeway on one or both 
sides of the roadway (Stringtown Road, A-301, is one example of this 
road). 

Page 201, delete paragraph 4 as follows: 

--

[3. This Plan proposes that consideration be given to narrowing the lanes 
for Frederick Road (A-251) as it traverses the Town Center. Through 
this area, lower speeds are expected. Pedestrian movement along and 
across is expected to be heavy. No median should be provided for this 
section of road.] 

Page 201, change number on paragraph 5: 

(4.].l,_ The Plan proposes that the Section of existing Frederick Road ... 

Page 201, paragraph 6: 

[5. ]h A new [local] business stree.t for the Clarksburg Town Center that 
would have 36 feet of paving with two travel lanes and two 
parking lanes within a 70-foot right-of-way is proposed. This 
street would carry a low volume of traffic at low speeds. This 
type of street would have a high level of pedestrian movement. 
Street trees are important. (Redgrave Place, [P-5] B-2 is 
recommended as this type of street.) Parking might be eliminated 
within the historic district to minimize paving. 

Page 201, Deiete paragraph 7 as follows: 

[6, Primary and Secondary Residential Dual Road is proposed to be used as 
a neighborhood street. Currently, the Road Code restricts the use of 
this street to residential communities. This Plan recommends 
mixed-use neighborhoods and recommends that this road design be used 
to serve the variety of uses.] 

Page 202, revise Figure 59 to reflect County Council changes. 

Page 203, subtitle: 
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Page 203, after paragraph 2: 

0 

.Q 

Amend the RMX Zones to define and allow carriage houses as an 
accessory to a dwelling unit on a lot. The text amendment should 
consider a sguare foot limit for the size of the carriage house and a 
percentage limit for the total number of carriage houses as accessory 
units compared to the total number of dwelling units shown on a 
project plan. 

Amend the RMX Zones to allow civic uses and related parking • 

Cbanve to the Agricultural Zones (Rural, Rural Cluster, and Rural Pmeity 
Tnroeter Zones) 

o Amend the Rural Density Transfer Zone to grandfather the recorded lots 
and parcels that will be downzoned to the RDT Zone as a result of the 
.sMA.... 

o Create a new "Rural Service Zone" to allow service oriented uses as 
permitted use rather than as special exceptions. The zone would be a 
floating zone containing a purpose clause requiring conformance with 
the master plan and retention of rural character. The development 
standards would allow limited building coverage and impervious areas. 
Site Plan review would be reguired by the Planning Board. 

Cbange to the 1-3 Zone 

0 Amend the I-3 (Industrial Park Zone) to provide a grandfather clause 
related to setbacks for an approved preliminary subdivision plan based 
upon existing industrial zone standards, where it now adjoins master 
planned industrial zone land that will be changed to a residential 
recommendation per this Master Plan and where additional road 
right-of-way is required for Interstate 270. 

TECHNICAL APPENDIX 

Page 23, subtitle: 

[Preliminary] Planning Board Draft Plan 

Page 23, paragraph 5: 

The [Preliminary] Planning Board (Final) Draft Plan was published in 
[February 1992] June 1993 and contains land use [options] recommendations 
for the Clarksburg Master Plan. Public hearings-were held by the [Planning 
Board] County Council in [March and April 1992] September 1993 to solicit 
comments on the Plan. The [Board] County Council then conducted public 
worksessions with staff on the Plan. The wortsession topics and dates are 
shown in Table li [;some meetings are on film. Inquiries about borrowing 
the VHS cassettes should be directed to the Montgomery County Planning 
Board Community Relations Office at (301) 495-4600.] 

Page 24, revise Table 1 to reflect County Council changes. 
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Page 30, paragraph 2: 

All residential calculations in this Master Plan include a 22 percent 
density increase to reflect the MPDU Ordinance provisions[.]~ 
applicable. 

Page 30, revise Table 3 to reflect County Council changes. 

Page 31, revise Table 5 to reflect County Council changes. 

Page 31, last paragraph: 

This Plan reduces the amount of employment recommended in the currently 
adopted 1968 Clarksburg Master Plan by approximately (386] (to be 
recalculated) acres and [67,300] (to be recalculated) jobs. 

Page 32, revise Table 6 to reflect County Council changes. 

Page 33, revise Figure 2 to reflect County Council changes. 

Page 50, bullet 1: 

The findings of the average area-wide level ~f service analysis are 
indicated below: 

0 This Plan's recommended transportation network can support the 
recommended land use option (approximately [28,500] (to be 
recalculated) jobs and [15,400] (to be recalculated) households) based 
on an average area-wide LOS CID standard. 

o The land use and transportation recommendations called for in this 
Plan will not adversely affect the end-state average area-wide LOS C/D 
standard in the adjacent Germantown Planning Area. 

Page SO, bullet 3: 

[o The land use and transportation recommendations called for in this 
Plan will not adversely affect transportation conditions in the nearby 
Damascus and Goshen Planning Areas.] 

Page SO, paragraph 5: 

The end-state trip distribution analysis of resident work trips from 
Clarksburg shows that the vast majority, approximately 80 percent, of 
workers residing in the Study Area are estimated to be employed along the 
Montgomery County/Frederick County I~270 Corridor. As a subset of this 

- percentage, about [15] .ll percent of worKers within the Study Area are 
estimated to both live and work within the Study Area. Another [10] a 
percent are estimated to be employed in the Bethesda-Silver Spring and 
Washington, D.C.~ Northern Virginia areas. The remaining [10] U percent 
of workers living in Clarksburg are estimated to be employed in other 
locations throughout the region. 
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Page 50, paragraph 6: 

A similar end-state analysis of work trips to the Clarksburg [Planning] 
.5..tJ..u1x Area shows that about (80] ll percent of those persons with work 
destinations in the Study Area are estimated to have origins from 
Clarksburg and the nearby areas of Germantown-Gaithersburg, rural 
Montgomery County, and Frederick County. Another (8) 1.9. percent of 
Clarksburg workers are estimated to come from residences in Damascus as 
well as Carroll and western Howard Counties along MD 27. The remaining 
(12) .U percent of Clarksburg workers are estimated to come from other 
areas of the metropolitan region. 

Page 51, revise Figure 10 to reflect County Council changes. 

Page 52, revise Figure 11 to reflect County Council changes. 

Page 53, paragraph 4: 

The amount of through traffic raises concerns regarding the appropriate 
methodology for accounting for this traffic in the measurement of policy 
area level of service for the Study Area at end-state, as well as within 
the context of the AGP. As such, this issue could affect the timing of the 
implementation of the land use recommendations of this Plan. The Study 
Area's average area-wide LOS as computed, including I-270, is projected to 
be in the upper range of C/D. When I-270 traffic volumes are excluded, the 
average area-wide LOS improves to C. 

Page 54, revise Table 8 as follows: 

Page 54, add new subsection: 

RUSTIC.ROAD 

OLD HUNDRED ROAD (MD 109) 

This section of MD 109 is approximately .61 miles in length, extending 
from the interchange with I-270 on the west to Frederick Road (MD 355) on 
the east. West of I-270, this road continues through the Agricultural 
Reserve to Barnesville and then to Poolesville. 

Description: It is a 28-foot-wide paved road with pavement markings and 
has curbs along the pavement edge. The road is along the side of a hill 
with the south side sloping down to the adjacent stream. Woods on each 
side provide an enclosed feel to the road. Utilities are along the south 
side, as is a guard rail for part of the distance. This road connects 
I-270 and Frederick Road (MD 355). 
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Criteria: The road traverses an area where natural features predominate. 
It is a narrow road in the sense that there is no grading on either side of 
the road, but the pavement itself is not narrow. This section of roadway 
is not included in MCDOT's map showing annual average weekday traffic. No 
volume information is available for the road, but it is evident that the 
volumes that it carries today do not detract from its rustic character. 
The road is bordered by woodland, parkland, Hyattstown historic district, 
and land recommended for rural, residential use. This road is shown on the 
1865 Martenet and Bond's Map of Montgomery County as a stage road. 

The road had one reported accident in the period 1989 through 1991. There 
is no indication that it has an accident history that would suggest unsafe 
conditions. The classification of this road as a rus~ic road would not 
impair the function of the roadway network, nor would it impair the safety 
of the roadway network The Clarksburg Master Plan supports removal of the 
I-270 interchange if a new interchange is constructed in Frederick County; 
MD 109 is not anticipated to be needed for a significant amount of new 
traffic. 

Significant Features: The setting is a significant feature of this road. 
The road grades contribute to the rustic character of the road. The view 
is enclosed by trees on both sides for much of its distance. 

Rustic Road Network: This road intersects MD 355. North of the 
intersection, MD 355. through the historic district of Hyattstown, is 
reconunended to be classified as a rustic road. MD 109 to the west is on 
the County Council's Interim Road list. 

Master Plan of Highways Designation: 
Rustic R-1 
Right-of-way, 80 feet 

FREDERICK ROAD (MD 355) 

Frederick Road (MD 355) is a very old road with a historic alignment. 
The road is shown as a stage road on the 1865 Martenet and Bond's map of 
Montgomery County. Frederick Road is part of the Way West that is 
conunemorated in Montgomery County by the Madonna of the Trail statue in the 
Bethesda Central Business District. In the lower part of the County, the 
road is a major transportation artery and has been expanded and has lost 
any semblance of its original character. The section of roadway between 
Old Hundred Road (MD 109) and the County line is the heart of the 
Hyattstown historic district and retains the character of a narrow road 
with buildings very close to the roadway edge. This road is approximately 
0.38 miles long. 

Descripticm: This short section of road is paved approximately 22 feet 
wide with asphalt and has no drainage provisions. The roadway edge is 
level on both sides, with mature trees. The road has an enclosed feel both 
because of the trees and because it goes through a historic district with 
residences very close to the roadway edge. The road has utilities on both 
sides. It has an asphalt sidewalk on one side and the roadway grade itself 
is very steep. 
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Criteria: The road is.located in an area where historic features 
predominate. It is a narrow road. Today it is a State highway and carries 
traffic between Montgomery County and Frederick County. The Interstate 
Highway I-270 is immediately to the west of this location and carries most 
of the interstate traffic. When the connection with I-270 is made at 
Urban.a in Frederick County, we expect that more of the intercounty traffic 
will use I-270. The Clarksburg Master Plan encourages the use of I-270 
instead of this section of MD 355. 

'The accident history does not suggest unsafe conditions. Two accidents 
were weported in the three-year period between 1989 and 1991. The 1990 
traffic volume map of MCDOT does not show a traffic volume for this portion 
of Frederick Road. The portion between Comus Road and Old Hundred Road (MD 
109) has an average daily traffic volume of 9,200. 

Significant Feat:m:es: The roadway setting, as it goes through the historic 
district, and the connection between the road and the adjacent houses 
constitute the significa~t features of this road. 

Rustic Road Network: This road intersects R-1 (Old Hundred Road) and is 
close to R-6 (Hyattstown Mill Road). All three roads are associated with 
the Hyattstown historic district. 

Master Plan of Highways Designation: 
Rustic R-3 
Right-of-way, 80 feet 

HAWKES ROAD 

Hawkes Road is approximately 1.06 miles long, running in a northwest 
direction from Ridge Road, connecting Ridge Road (MD 27) and Stringtown Road. 
The road is intersected by Piedmont Road entering from the south at a "T" 
intersection. That portion of the road between Ridge Road and Piedmont Road 
is the boundary of the Clarksburg Master Plan Study Area; the remaining 
portion, between Piedmont Ro.ad and Stringtown Road, is within the RDT area of 
the Functional Master Plan for the Preservation of Agricultural and Open Space 
in Montgomery County. 

De$ctiptioo; The section of Hawkes Road being considered as part of the 
Clarksburg Master Plan is between Piedmont Road and Ridge Road. The 
roadway paving is approximately 20 feet, with an asphalt curb on the west 
side and a slight gravel shoulder on the east. The road crosses a small 
stream and has a guard rail along the side of the road at the crossing. 
The roadway edge is level and open with views to Cedar Grove historic 
district in one direction and to the extension of Hawkes Road in the 
other. Overhead utilities with wood poles are on both sides of the road. 
The adjacent land on the west side is a commercial nursery and two new 
houses. A farm is on the east side. 
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Criteria: The road is located in an area where natural or agricultural 
features predominate. The adjacent area is private conservation or is 
recommended for rural, residential use. It is narrow road and is intended 
predominantly for local use. The traffic volumes are so low that they have 
not been recorded and made a part of the County's annual average daily 
traffic map. Volumes appear to be low enough not to significantly detract 
from the rustic character of the road. The road has natural features along 
one side, and far,11 fields and rural landscape on the other. The road, when 
traveling towards Ridge Road, highlights the historic landscape of the 
Cedar Grove historic district. The accident history does not suggest 
unsafe conditions. One accident was reported for the three-year period 
1989-1991. The rustic road classification will not impair the function or 
safety of the roadway network. 

Significant Features: The significant feature of the road is the 
relationship between the road and the view of Cedar Grove historic 
district, the character of the land use through which it passes, the small 
stream that the road crosses, and the rural view to the northwest as Hawkes 
Road continues over a hill. No outstanding vegetation was identified 
during the field check, which was done in April 1993. 

Rustic Road Network: This road connects the historic district of Cedar 
Grove and Piedmont Road and continues into the Agricultural Reserve. 

Master Plan of Highways Designation: 
Rustic R-4 
Right-of-way, 70 feet 

PIEDMONT ROAD 

Description; Piedmont Road is approximately 1.66 miles long and connects 
Stringtown Road on the west with Hawkes Road on the east. Piedmont Road is 
an 18-foot wide paved road with grass shoulders. The road has both edge 
lines and a center line. The one stream crossing is a culvert. Needle 
Drive and a cul de sac named Remae Court intersect with this roadway on the 
north side; Skylark Road intersects it on the south side. The adjacent 
terrain is level and the views are open. Ovid Hazen Wells Park is on the 
east side. The park land is currently cultivated t"ields. The road has 
sharp turns and the appearance of a somewhat modern rural roadway. 

Criteria:_ Piedmont Road has agricultural uses on 
seem to be the predominate character of the area. 
is intended for predominantly local use. It is a 
included on MCDOT's AAWT map) and has outstanding 
rural landscape for a portion of its length. 

one side. Those features 
It is a narrow road and 

low-volume road (not 
vistas of farm fields and 

During the three-year period of 1989-1991, seven accidents occurred along 
this section of Piedmont Road. One of these accidents occurred at Hawkes 
Road; ~he others occurred at non-intersection locations. The one at the 
intersection was an early morning accident with no identified cause; the 
others occurred during the evening and speed was identified as a 
contributing cause. One of these accidents involved two vehicles; the 
others were single vehicles running off the edge of the road. Two of the 
accidents, including the two-vehicle one, had possible injuries; the others 
were property damage only. 
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This road is not needed to serve a major increase in transportation, A 
realignment at Stringtown Road is recommended in the Clarksburg Master Plan 
in order to create adequate separation between the future intersection of 
Midcounty Highway (A-305) and Stringtown Road. That realignment should be 
in keeping with the rustic character of both Stringtown Road and Piedmont 
Road. 

Significant Features: The view of the road as it fits into the adjacent 
terrain of open fields. 

Rgtic Rood1 5Hten: Piedmont Road forms a system of rustic roads when 
paired with Stringtown Road and Hawkes Road, 

Master Flem of Highways Desigmtion: 
Rustic Road R-5 
Right-of-way, 70 feet 

HYATTSTOWN MILL ROAD 

Hyattstown Mill road intersects Frederick Road (MD 355) immediately 
south of Old Hundred Road (MD 109) and extends eastward to Clarksburg Road 
with the ford through Little Bennett Creek being closed. Approximately .78 
mile from MD 355, the road joins Prescott Road. The combined road goes 
through Little Bennett Creek (the aforementioned ford) before dividing into 
two individual roads again with Hyattstown Mill Road going southeast and 
Prescott Road going northeast to Lewisdale Road. Both roads are almost 
entirely within Little B~nnett Regional Park and are therefore exempt from 
usual roadway standards and development activity. The portion of 
Hyattstown Mill Road being designated as a rustic road is the public 
portion -- approximately .11 mile between Frederick Road (MD 355) and the 
park. 

Description: This short section of Hyattstown Mill Road is between fifteen 
and nineteen feet wide with a gravel surface and no provision for 
drainage. The road passes between an M-NCPPC park playground and a 
commercial parking lot at its junction with MD 355 and leads into the park, 
although the road is closed east of Prescott Road in the park. The road 
leads to Hyattstown Mill, a historic feature at the edge of the park. The 
land adjacent to the road is level, with mature trees, in particular a 
walnut tree. As you approach the park, the character of the road becomes 
enclosed rather than open. 

Criteria; The road is located in an area where natural and historic 
features predominate. It is a narrow road, clearly intended for local use, 
and an extremely low volume of traffic. The road has natural features 
along part of its border and provides access to the historic resource of 
Hyattstown Mill and a route through a portion of Little Bennett Park via 
Hyattstown Mill Road and Prescott Road returning to MD 355 to the south. 
This road is the southern boundary of the Hyattstown Historic District. 
The accident history does not suggest unsafe conditions. One accident was 
reported for the three-year period 1989-1991. The rustic road 
classification will not impair the function or safety of the roadway 
network. 

287 



288 Resolution No. 12-1632 

Significant Features: The one-lane character of the road, the gravel 
surface, the access to the mill house in the park, and adjacent vegetation. 

Rustic Road Network: This road is near but does not connect to R-1 (Old 
Hundred Road) and R-3 (Frederick Road). 

~ter Plan of Highways Designation: 
Exceptional Rustic R-6 
Right-of-way, 60 feet 

STRINGTOWN ROAD 

This pection of ·Stringtown Road is approximately .61 mile in length, 
extending from the future Midcounty Highway to the planning area boundary. 
West of Midcounty Highway, Stringtown Road is master planned as an arterial 
roadway (A-280) to be realigned and connect directly with Clarksburg Road 
(MD 121) and then with Interstate I-270 at the Clarksburg interchange. To 
the east, Stringtown Road continues in the Agricultural Reserve to Kings 
Valley Road. Stringtown Road to the east is included on the County Council 
Interim List for Rustic Roads. 

Description: Stringtown Road is paved, approximately 18 feet wide. It has 
no curbs and slight gravel shoulders with a drainage ditch along a portion 
of one side of the road. At the western end of this road, Piedmont Road 
(also a rustic road) is recommended for realignment, consistent with the 
rustic road character of these two roads, in order to create adequate 
intersection spacing between Midcounty Highway and Piedmont Road. This 
section of Stringtown Road has one other intersection, that of Needle Drive 
on the south side of the road. Needle Drive is part of the street system 
for the Fountain View subdivision which lies between Stringtown Road and 
Piedmont Road. 

The road has, particularly on the north side, vistas of farmland, open 
fields and an old farm house. On the south side is the aforementioned 
subdivision. The road has views to the north away from Clarksburg. 

Criteria: The road traverses an area where natural and agricultural 
features predominate. It is a narrow road. This section of roadway is not 
included in MCDOT's map showing annual average weekday traffic; therefore, 
no volume information is available. The road is bordered by farmland and a 
small subdivision. This section of Stringtown Road had no reported 
accidents for the period 1989 through 1991. The classification of this 
road as a rustic road would not impair the function of the roadway network 
nor would it impair the safety of the roadway network. 

Significant Features: The setting of this road within the terrain is a 
significant feature, as are the views from the road to the north away from 
Clarksburg. 
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Rustic Road Network: This road connects with Piedmont Road, and both 
Piedmont Road and Stringtown Road (outside the Clarksburg planning area) 
connect with Hawkes Road. These three roads form a small rustic roads 
network. 

Master Plan of Highway Designation: 
Rustic R-7 
Right-of-way, 80 feet 

WEST OLD BALTIMORE ROAD 

West Old Baltimore Road is a historic alignment, having gone 
originally from the C & 0 Canal at the Mouth of Monocacy Road to 
Baltimore. The road extended across Montgomery County. Portions of this 
road still exist in the eastern part of the County where it is called Old 
Baltimore Road. This section extends from Frederick Road (MD 355) westward 
to the boundary of the Clarksburg Master Plan. The rustic road designation 
has been reviewed in three sections since the travel needs and the 
character of the road differ for different sections. The section of this 
roadway between MD 355 to MD 121 is needed for the roadway network and is 
not recommended as a rustic road. The remaining portion of this road 
between Clarksburg Road (MD 121) and the western study area boundary 
meanders through a rural area that is partially wooded and crosses Ten Mile 
Creek as a ford. This section is recommended as a rustic road as described 
below. 

West Old Baltimore Road in this section is approximately 19 feet wide, 
paved, with partial curbs in places. The road has extensive vegetation 
along both sides, very close to the roadway edge. At the same time the 
road was field inspected, wild roses were blooming along the edge. Farm 
houses, fences covered with roses, honeysuckle, and wildflowers and wooded 
areas are along this road. The road goes through Ten Mile Creek as a ford. 

Criteria: The road is located in an area where agriculture predominates. 
It is a narrow road clearly intended for local use and has a very low 
volume of traffic. The road is an alignment of high historic 
significance. The accident history does not suggest unsafe traffic 
conditions. For the three-year period between 1989 and 1991, only three 
accidents were reported for the entire stretch of road between Clarksburg 
Road (MD 121) and Barnesville. The road is needed for local access only 
and not for part of the travel network. 

Significapt Features: Tnis historic alignment, the grades, the roadway 
edges, the way this road fits into the terrain, the enclosed feel of the 
nearby trees and vegetation, and the ford. 

Rustic Joads Network; This road connects from the ·east with R-2 West Old 
Baltimore Road and crosses Peach Tree Road, which is a road on the 
Council's interim list for consideration as a rustic road, and _ends at 
Barnesville Road, which is also on the Council's interim list. 

Master Plan of Highways Designation: 
Exceptional Rustic E-1 
Right-of-way, 80 feet 
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Page 56, paragraph 5: 

Under a separate contract, the Environmental and Water Resources Study was 
required to develop constraints and opportunities maps utilizing parameters 
such as floodplains, slopes, soils and wetlands. The Planning Department 
staff used these maps to develop the early land use options. [From the 
very beginning] As much as possible, the Clarksburg Master Plan effort 
focused on avoiding development in environmentally sensitive areas and 
channeling development into those areas that are more environmentally 
resilient. The composite constraints and opportunities map became the base 
map for alternative land use considerations. By receiving the Study data 
in a computerized format, the Planning Department got a head start with its 
Geographic Information System (GIS) program. The Study also generated a 
wetlands map, which was combined with the latest data from the Maryland 
Department of Natural Resources to produce a comprehensive wetlands 
database for the GIS system. 

Page 57, paragraph 4: 

EPA has designated a sole source aquifer which underlays parts of 
Montgomery, Frederick, Howard, and Carroll Counties. A "sole source" 
designation is used to describe an aquifer that serves as the population's 
only available form of drinking water. The entire Clarksburg Study Area 
falls within this designated area. Groundwater analysis was considered an 
important planning tool to determine what the effects of development would 
be on the sole source aquifer. Most groundwater modeling is expensive and 
more detailed than needed for master planning, so this study chose the 
DRASTIC analysis as a surrogate for groundwater modeling. Using simple 
techniques developed by the National Water Well Association, it identifies 
potential groundwater pollution problems. The model indicated that most of 
the sensitive [groundwater recharge areas] areas to groundwater 
contamination in Clarksburg were located in stream buffers. The [areas] 
most sensitive groundwater contamination~ outside of stream buffers 
were included in the Special Protection Area designated in the Master 
Plan. Although not every recharge area is identified by this analysis, the 
DRASTIC model is suitable for master planning purposes. The staff also had 
numerous discussions on this subject with representatives from EPA, 
Maryland Geological Survey, and staff at Carroll County. 

Page 62, paragraph 2: 

Some people believe that spreading moderate intensity development 
throughout the entire Clarksburg Study Area may be environmentally 
acceptable. In the Planning Board's judgment, it may have a severe 
negative impact on Ten Mile Creek but will be tested in the area east of 
Ten Mile Creek due to housing and employment needs. Ten Mile Creek has low 
base flow, shallow depth to bed rock and soil, that does not have the 
capacity to assimilate higher density runoff. It also has an expansive 
forest cover. By comparison, Little Seneca Creek has a larger base llow 
and more pervious soil with a greater capacity to absorb runoff. It is 
envisioned that Little Seneca Creek and the developed portions of Ten Mile 
~ will be afforested and will undergo some stream restoration through 
the Water Quality Review Process to help renaturalize the watershed. 
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Page 63, revise Table 9 to reflect County Council changes: 

Bottomland hardwood forests will be preserved via stream buffers. The most 
extensive areas of upland hardwood forests are in the Ten Mile Creek area, 
which [is proposed for] will largely consist of rural, low density zoning 
to take development pressure off the large contiguous forested areas 
outside the stream buffer corridors 

The Master Plan recommends low density zoning for the west side of Ten Mile 
Creek [area] to continue the rural land use patterns that so far have 
preserved healthy stream conditions that support aquatic life. The areas 
of Ten Mile Creek slated for development are targeted for additional 
mitigation measures. such as a development limit on industrial sites and 
expanded green space on the residential portion. All streams will benefit 
from the stream buffers that will be implemented through the regulatory 
development 

Most groundwater recharge areas are on slopes adjacent to streams, which 
will be preserved in stream valley buffers, which will be expanded to 
include the highest risk areas identified by 
DRASTIC analysis. Recharge areas in [the Town Center vicinity] Lit~ 
Seneca Creek and Cabin Branch that do not fall in stream buffers will be 
covered by special development guidelines to be developed later. 

Page 64, revise Table 9 to reflect County Council changes: 

The Master Plan recommends amending the Environmental Guidelines for 
Subdivision review to allow more careful environinental review in [sensitive 
areas like] Special Protection Areas of Clarksburgi [buffers in most of the 
Study Area.] This includes areas expected to have thermal impacts from 
development. [The wider buffers may be reduced if other mitigation 
measures are implemented to lessen thermal impacts. · (See Land Use Plan.)] 
The county's water guality review process. expected to be adopted.in 1994. 
will also assist in assessing effective BMP designs. 

Page 69, revise Figure 14 to reflect County Council changes. 

Page 70, revise Table 10 to reflect County Council changes. 
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Page 72, add new sections: 

Add the following materials: 

l. Letter from Planning Board to Montgomery County Council dated 
January 28, 1994 discussing the designation of Ten Mile Creek as a Use 
I-Prather than Use IV-P. The letter includes the fol 
attachments: 

Planning Board Staff Response to 
Use Designation; 

6, 1994 Public Forum on 

Planning Board Summary of or Issues Raised at the Public Forum; 

Background Materials for PHED Committee Worksession #5: 
Clarksburg Master Plan Land Use Issues in Ten Mile Creek 
Sub-Drainage Basin (December 3, 1993). 

Add the following background materials: 

1. Letter dated April 19, 1994 from Planning Board to Chairman, 
Montgomery County Council Planning, Housing and Economic Development 
(PHED) Committee explaining Planning Board staging recommendations. 

2. Clarksburg Master Plan Staging Options Report, prepared by Montgomery 
County Planning Department, April 1994. 

3. Discussion of Pancar property: 

The Pancar property is a 53 acre tract located northwest of the 
intersection of West Old Baltimore Road and MD 355 in the Brink Road 
Transition Area. The property was recommended for R-200 zoning in the 
1968 Plan and is recommended for R-200/TDR zoning in this Master 
Plan. There is a completed Preliminary Plan of subdivision that has 
been pending at the Planning Board, awaiting a sewer category change . 

. Previous requests for a category change were denied pending 
preparation of the Master Plan. Because the proposed Preliminary Plan 
will implement the intent of this Master Plan and in light of the fact 
that this property has been in the Development Approval Process for 
some time, it is appropriate to extend service to this property in the 
near term. 
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All figures and tables are to be revised where appropriate to reflect 
County Council changes to the Planning Board (Final) Clarksburg Master Plan 
and Hyattstown Special Study Area. ·The text is to be revised as necessary to 
achieve clarity and consistency, to update factual information (including 
Council actions on the AGP related to Clarksburg), and to convey the actions 
of the County Council. All identifying references pertain to the Planning 
Board (Final) Draft Clarksburg Master Plan and Hyattstown Special Study Area, 
dated June 1993. 

In addition to modifying the Master Plan as noted above, the Council 
directs Planning Staff to explore options for allowing property owners to 
proceed through the regulatory process prior to the initiation of their stage 
of development (as described in the section on staging). A description of 
each option considered and an analysis of the advantages and disadvantage~ of 
each option should be presented to the Council within 6 months of the adoption 
of this Plan. 

~=tion. 
athleenA.Freedmn' CM6" 

Secretary of the Council 
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