CHAPTER ONE

Introduction

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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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:

e 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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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 Figure 3
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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 [-270; the continnation 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 [-270 as a high-technology <orri-
dor for Montgomery County and the region and preserves key sites adja-
cent to 1-270 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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Conformance with 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 1-270
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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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 I-270.
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 commercial centers and residential areas
1s 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 1E, 1H, 1I).

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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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 1-270 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 I-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

Figure 6

Planning staff initiated community participation
and prepared with Executive staff review:

ISSUES REPORT
(August 1989)

v

Planning staff reviewed Issues Report with Planning Board,
and then prepared:

STAFF DRAFT PLAN
(October 1991)

v

Planning Board reviewed Staff Draft, and,
with modifications,
approved Plan as suitable for public hearing.
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received Executive comments at Board worksessions,
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Vision for the
Future

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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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:

1968 Clarksburg 1989 Germantown 1994 Clarksburg
Master Plan Master Plan Master Plan

Population 41,900 92,000 43,000

This Plan:

* 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.

e 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 I-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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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.
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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.

e 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

M@ 7o i «'a



Greenway Network ‘ Figure 9
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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 residents 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




Transit System Figure 10
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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 tran51tway 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)




Hierarchy of Roads and Streets Figure 11
. AN o@‘?‘\g\% THROUGH ROADS (FREEWAYS AND

SOME DIVIDED HIGHWAYS)

(_____) CONNECTING STREETS & ROADS

ARTERIAL ROADS (ie, MD 355 & A-19)
LOCAL STREETS

LITTLE BENNETT —
REGIONAL PARK )

TENMILE
CREEK
AREA

NEWCUTRD.
W.OLD BALT. RD.

T

&
Q
by

BLACK HILL '

REGIONAL N

i I
. O 2500 5000

MARYLAND-NATIONAL CAPITAL

‘ PARK. & PLANNING Clarksburg Master Plan and Hyattstown Special Study Area
COMMISSION APPROVED AND ADOPTED ' JUNE 1994



26

CLARKSBURG
MASTER
PLAN

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 Concept Diagram Figure 12
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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 I-270 as a high-technology corridor for
Montgomery County and the region and preserves key sites adjacent to I-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 I-270 as a high-technology corridor. For this reason, the Plan desig-
nates acreage on both sides of I-270 for employment sites. In addition to being
visible from [-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 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.

* 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 Comus 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 1-270 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 Arvea lllustration
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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 [-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 54) 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.

* OQutlines 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 Hllustrative Sketch
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CHAPTER THREE

Land Use Plan

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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Generalized Land Use Plan

Figure 17
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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

Transit Corridor District
Newcut Road Neighborhood
Cabin Branch Neighborhood
Ridge Road Transition Area
Brink Road Transition Area
Hyattstown Special Study Area
Ten Mile Creek Area

® NG W

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 Table 1

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.

DARYAND NATIONAL CAPITAL Clarksburg Master Plan and Hyattstown Special Study Area
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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 *** 14,930 *** 8,611,000 ~

10,311,000 ***

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.

**  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
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Figure 18
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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

[33 3

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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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 I-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 [-270.
* It adjoins a future proposed transit stop.
* It has excellent access from the [-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 - 25to 45%
Attached -  30to 50%
Detached ~ 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.




Town Center Illustrative Sketch Figure 20
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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 hlStOI‘lC
development patterns.

The following design guidelines are recommended to help assure that
infill development within the Clarksburg Historic District is supportlve 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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» 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 50, graphically represents the following Plan guidelines
which will help assure a sympathetic relationship between “old” and

[43 »

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 550 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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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,
MBD 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 6335
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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characterized by cross-sections which discourage pedestrian crossing, then
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. 1-270, 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 355 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 1s 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 3355.

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 353, 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 55.

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:



Figure 22

Transit Corridor District Land Use Plan
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1. MD 355 should be reclassified from a major thoroughfare to an arter-
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 I-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 270 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 355, Observation Drive, and the Midcounty Highway (A-
3035) 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 [-270 from
all areas east of 1-270.

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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This Plan proposes that small, open spaces be provided very close to the
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.



Figure 23

Newcut Road Neighborhood Land Use Plan
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Newcut Road .
Neighborhood Concept Diagram Figure 25
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* Encourage street-oriented buildings throughout the neighborhood.
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

cast.

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

Residential - 4,660 dwelling units
Retail - 109,000 square feet
Oftice - Some office uses are envisioned as part of

the retail center development
Local park, schools, greenway, places of
worship, day care, community center

Civic/Public Uses

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 - 45-55%
Attached - 35-45%
Multi-Family - 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 N eighborhodd (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:

e 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 1-270, 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. '



Cabin Branch Neighborhood Land Use Plan Figure 26
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Cabin Branch Neighborhood
Concept Dzagr am Figure 27

N
@ STREAM BUFFER AREA

A€ CONCENTRATION OF CIVIC USES
571N | ANDSCAPE BUFFER

HIKER/BIKER TRAIL

RETAIL CORE
EMPLOYMENT

RESIDENTIAL

:. - * K
. PR
e I .
- ¢ - -
v .
RS W Ll
LI
v N " .
.. 1 i -
4
I
- M
3
4 '
- »
. »
- ‘.
E . .
Ly
- -~
M . ’
.
. ~

--l—_——-—-
\\\ NEWCUT RD.

" W.OLD BALT.RD.

-
.
ol

RS
L)
-
x < -
Y
.

Clarksburg Master Plan and Hyattstown Special Study Area W \:nianD-NATIONAL CAPITAL
APPROVED AND ADOPTED  JUNE 1994 :

-

BLACKHILLS
REGIONAL PARK

COMMISSION



Plan Objectives:

®  Provide a mix of uses including employment.

The following uses are proposed in this neighborhood:

Residential - 1,950 dwelling units

Employment - 2,000,000-2,300,000 square feet

Retail - 120,000 square feet

Public Uses - 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 - 45-55%
Attached - 35-45% (Includes 5-10% semi-detached)
Multi-Family - 10-20%

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

Approximately 175 acres of this neighborhood fronts 1-270. 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 [-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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commuter rail line, which provides service to Union Station in
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.

® DProvide an interconnected roadway system.

Two roadways will provide access to this neighborhood from 1-270: MD
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121 and Newcut Road Extended. These two roads form the boundaries of
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 I-270, but this Plan does not support widening the road. Instead,
the Plan proposes the extension of Newcut Road across 1-270 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. V

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 area 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 3585.

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

This Plan recommends low-intensity, industrial employment uses on
approximately 65 acres adjoining 1-270, 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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Figure 29

Brink Road Transition Area Land Use Plan
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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 1-270 to the west and MD 355 to the east.
The future character of MD 3535 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
thoroughfare.

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.

e 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 community 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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Hyattstown Special Study Area Land Use Plan Figure 30
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Hyattstown Concept Diagram Figure 31
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rhythm, percentage of lot coverage, relationship to the street, and
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 3535
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
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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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identified a project to resolve the Hyattstown sewerage needs. Should this
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 I-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 1-270 — 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 1-270 and MD 3355) 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.



Land Use Recommendations for Southern
Portion of Hyattstown Transition Area

Figure 33
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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 I-270 and north of Comus 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 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 1-270 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 33, page 90), the importance of
this area to County-wide agricultural preservation is significant because it
forms a critical transition from the [-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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Ten Mile Creek Area Land Use Plan Figure 34

T L 7= INSTITUTIONAL @v SENECA CORRECTIONAL FACILITY
T2 RURAL RESIDENTIAL ‘ PRIVATE CONSERVATION eseeee STUDY AREA
L__- 4 (:DUPER ACRE TO 1DU PER § ACRES) ~——— AREA BQUNDARY
1 ez PUBLIC PARK AND TDR RECEIVING
© 7, AGRICULTURAL RESERVE = GREENWAY SYSTEM AREA (SEE TEXT)
2Sc“Ra&D

[T

Clarksburg Master Plan and Hyattstown Special Study Area ‘ DARYLAND NATIONAL CAPITAL

APPROVED AND ADOPTED  JUNE 1994 COMMISSION



® 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 1-270
and are in close proximity and have good access to the 1-270/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 137.) 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
[-270 to promote transit serviceability.
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Soil Suitabilities for Agriculture West of 1-270 Figure 35
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* Both sites will require improved access from MD 121 once develop-
ment occurs and I-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 [-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 30 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 30 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

- Joning Plan

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
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Existing Zoning (as of 1993) Figure 37
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Zoning Plan
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Figure 38
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there has been a change in the character of the neighborhood since the last
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



99

Areas Prgposed_ or Zones Requiring Future
County Council Action Figure 39
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studies. The area appropriate for RMX-2 should be bounded by A-305’s final
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 TDR’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 1-3, 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 1-270
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.
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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 I-3
Zone; the actual zoning configuration will be refined at time of zoning.
Summary of TDR Zone Recommendations Table 3
Maximum
Potential
Area Acres Recommended | Development
Zone Rights
Cabin Branch 355 RMX-1/TDR 734
Neighborhood 165 RE-1/TDR-2 * 31
Newcut Road 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.
NARYLAND D ATIONAL CAPITAL Clarksburg Master Plan and Hyattstown Special Study Area

COMMISSION APPROVED AND ADOPTED

JUNE 1994
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Summary of Zoning Classifications’

Table 4

Maximum Density (Units Per

Zone Description Acre)/Building Height
AGRICULTURAL ZONES?
RDT Rural Density Transfer 1 Unit/25 Acres
RC Rural Cluster 1 Unit/5 Acres
Rural Rural 1 Unit/5 Acres
RESIDENTIAL ZONES
RE-2 Single-Family Detached 0.4/Acre
RE-1 Single-Family Detached 1.0/Acre
R-200 Single-Family 2.0/Acre
R-150 Single-Family 2.9/Acre
R-90 Single-Family 3.6/Acre
R-60 Single-Family 5.0/Acre
R-30 Multi-Family 14.5/Acre
TRANSFERABLE DEVELOPMENT RIGHTS (TDR)
RMX-1/TDR The TDR density shown on the
R-200/TDR Zoning Plan can only be achieved
RE-1/TDR through the transfer of develop-
ment rights from the Agricultural
Reserve
COMMERCIAL ZONES
C-1 Local Convenience Retail 30 Feet
C-2 General Commercial 3 Stories/42 Feet
C-Inn* Country Inn 2-1/2 Stories
EMPLOYMENT ZONES
I-1 Light Industrial 10 Stories/120 Feet
I-3* Industrial Park 100 Feet/0.5 FAR
-4 Low-Intensity, 42 Feet
Light Industrial
PLANNED DEVELOPMENT AND MIXED-USE ZONES
PD* Planned Development Variable
PN* Planned Neighborhood Variable
MXPD* Mixed-Use Planned Variable
Development
RMX-1* Residential - Mixed-Use Variable
Development,
Community Center
RMX-2* Same as above 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
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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.

D AT IONAL CAPITAL Clarksburg Master Plan and Hyattstown Special Study Area
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Zoning Recommendations by Geographic Area

PLANNING SUBAREA

KEY LAND USE RECOMMENDATIONS

Table 5

KEY ZONING RECOMMENDATIONS

1.TOWN CENTER
DISTRICT

To encourage a variety of uses.

To encourage a mix of housing
types.

To reinforce the concept of 1-270 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.

* 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 -270 for
employment use. The MXPD
Zone is recommended to encour-
age the joint development of resi-
dential and employment uses.

2. TRANSIT
CORRIDOR
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 [-270 properties and to
provide the future opportunity for a
mix of housing.

To retain the residential character of
MD 355

* 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.

3.NEWCUT ROAD
NEIGHBORHOOD

To create a mixed-use neighborhood
center.

* 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.

Clarksburg Master Plan and Hyattstown Special Study Area
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Zoning Recommendations by Geographic Area (continued)

PLANNING SUBAREA

KEY LAND USE RECOMMENDATIONS

KEY ZONING RECOMMENDATIONS

4. CABIN BRANCH
NEIGHBORHOOD

.

To encourage a vartety of housing
types.

To create a mixed-use neighbor-
hood center.

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

* 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
comiprehensive fashion.

5. HYATTSTOWN
SPECIAL STUDY
AREA

>

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.

* 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.

6. TRANSITION
AREAS

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

* 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).

7. TEN MILE
CREEK AREA

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.

* Recommend RDT zoning west of

Shiloh Church Road.

* Recommend employment sites
along 1-270.

» Recommend residential land uses
west of MD 121.

MARYLAND-NATIONAL CAPITAL
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CHAPTER FIVE

Transportation
and Mobihity Plian

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 of through 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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PLAN * High quality regional and local bus routes linking developed areas to tran-
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 I-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 I-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 355 (B-1), north of the Clarksburg Historic District. From the inter-
section of A-19 and MD 3535 the transitway joins MD 355, crosses A-305,
and continues along MD 3535 to its intersection with Comus Road. North
of Comus Road, the transitway’s recommended location is within the I-
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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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.

[llustrative 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 [-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 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 [-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 3535) 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.

1-270 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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Highway and Street Classifications in the Clarksburg Master Plan

and Hyattstown Special Study Area Table 7
Master Number of Travel Lanes'
Plan Minimum
Roadway Maximum Right-of-way
Designation Name Limits Recommended Width?
Freeway '
F-1 Washington Southern Study Area 8 lanes 350'
National Boundary to MD 121
Pike (1-270) e
MD 121 to Comus Road 6 lanes 250
Comus Road to County Line 6 lanes. Existing + 100'
Major Highways
M-6 Frederick Road Newcut Road Extended 4 Divided 120°
(MD 355) to Southern Study
Area Boundary
M-27 Ridge Road Skylark Road to M-83 4 Divided 120°
M-83 to Brink Road 6 Divided 150°
M-83 Midcounty Hwy.  Brink Road to MD 27 6 Divided 150°
Arterial Highways
A-5 Hyattstown Bypass MD 355 to County Line 2 - 80
(MD 109)
A-7 West Old MD 355 to MD 121 2 80’
Baltimore Road
A-11 Ridge Road Northern Study Area 2 80’
(MD 27) boundary to Skylark Road
A-19 Observation Southern Study Area 4 Divided 150’ (includes
Drive Boundary to MD 355 wj/transitway 50’ for transit-
way)
A-27 Clarksburg MD 117 (in Boyds) to A-302 2 80’
Road (MD 121)
A-302 to A-304 4 Divided 120°
A-304 to 1-270 6 Divided 150°
A-260 to Northern 2 80’
Study Area Boundary

Clarksburg Master Plan and Hyattstown Special Study Area

APPROVED AND ADOPTED  JUNE 1994
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Highway and Street Classifications (cont.) Table 7
Master Number of Travel Lanes’
Plan Minimum
Roadway Maximum Right-of-way
Designation Name Limits ~ Recommended Width?
Arterial Highways (cont.)
A-36 Brink Road MD 355 to M-83 4 Divided 100'
A-251 Frederlck Road Newcut Road Extended 4 Divided 120°
(MD 355) to A-19
A-19 to A-305 4 Divided 150°
w/tran51tway

A- OJ to Comus Road 2 w/tran51tway 130°

Comus Road to Hyattstown 2 80
Bypass
A-258 Slidell Road Northern to Southern 2 80’
Study Area Boundary
A-259 Comus Road MD 355 to Western Study 2 80’
Area Boundary -
A-260 Stringtown Road I 270 to A- 305 4 Divided 120
A-300 Gateway CenterDr. A-260 to A-301 4 Divided 8O’
A-301 Shawnee Lane Gateway Center Drive to 4 Divided 120°
MD 355
A-302 Newcut Road MD 121 to A 305 4 D1v1ded 120°
Extended
A-305 to MD 27 2 80
A-304 Proposed Road Newcut Road Extended 4 Divided 120
(A-302) to Site 30
A-305 M1dcounty Hwy MD 27 to Strmgtown Road 4 Divided 120
Smngtown Road to 2 80’

Clarksburg Road (A-27)

Clarksburg Roadto MD 355 2 80’
‘‘‘‘‘ A-306 Foreman Boule;fard MD 355 to A—3OJ 2 80’
A-307 PmposedRoadNewcm Road EXtended (A 302) KT 80, ...........................................
to West Old Baltimore Road
D T ATIONAL CAFTAL Clarksburg Master Plan and Hyattstown Special Study Area

COMMISSION APPROVED AND ADOPTED - JUNE 1994
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Highway and Street Classifications (cont.) Table 7
Master Number of Travel Lanes'
Plan Minimum
Roadway Maximum Right-of-way
Designation Name Limits Recommended Width?

Business Streets .
B-1 “Old Frederick” Rd. Through Town Center Area 2 50
Note: See Text for Discussion of this Road.

B-2 Redgrave Place A-19 to Little Seneca Creek 2 w/no parking 70’
inside historic dist.

Primary Residential Street

P-2 Skylark Road Piedmont Road to MD 27 2 70°
P-3 - Shiloh Church Rd. West Old Baltimore Road 2 70’
to Comus Road
P-5 Redgrave Place Little Seneca Creek to A-260 2 70°
Rustic Roads
R-1 Old Hundred Road MD 355 to 1-270 N/A 80’
(MD 109)
R-3 Frederick Road Hyattstown Bypass to N/A 80’
(MD 355) County Line
R-4 Hawkes Road Ridge Road (MD 27) to N/A 70°
Piedmont Road
R-5 Piedmont Road’ Stringtown Road to N/A 70’
Hawkes Road
R-6 Hyattstown Mill Frederick Road (MD 355)to  N/A 60°
Road Park Boundary :
R-7 Stringtown Road ~ A-3035 to Study Area Boundary N/A 80’
E-1 West Old Baltimore Clarksburg Road (MD 121) to N/A 80’
Road Western Study Area Boundary

! 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.

* Realignment of Piedmont Road is recommended to allow appropriate distance from A-
305/Stringtown Road intersection.

Clarksburg Master Plan and Hyattstown Special Study Area W oo NaTionas Carma

APPROVED AND ADOPTED  JUNE 1994 COMMISSION



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 [-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 I-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 3535,
the Plan recognizes the need to identify additional interchange capacity along I-
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 I-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 I-
270. Each of these interchanges is discussed in greater detail below.

I-270 AT NEWCUT ROAD EXTENDED

This Plan recommends a new interchange with 1-270 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 1-270.

* 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

Proposed Interchange -
I-270 at Newcut Road

park —
entrance

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

This existing 1-270/MD 121 interchange is currently programmed for ramp
reconstruction as part of the widening and upgrading of 1-270 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.

[-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 [-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 3535, 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 1-270
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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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 355.

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 1-270.

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 Plan 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 3535) 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:
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®  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 3535 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 33535 as rustic. The current traffic
congestion problems in the district are, for the most part, the result of
traffic traveling through the area between 1-270 and MD 75 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 335 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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» 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 [-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 I-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 1-270/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/I-270 interchange.

STRINGTOWN ROAD (A-260)

This Plan recommends that Stringtown Road be constructed as a four-lane
divided arterial roadway between 1-270 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 [-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 1-270 (with an interchange) and connect with
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MD 121. (See discussion of Newcut Road Interchange in this chapter.) The Plan
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 1-270 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 1-270, 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 1-270,
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-turn lane and a
right-turn 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-turn 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 50

- 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 §

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.

Is a narrow road intended for predominantly local use.
Is a low-volume road.

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.

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.

2
3.
4

Is a rustic road.
Contributes significantly to the natural, agricultural, or historic characteristic of the County.
Has unusual features found on few other roads in the County.

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 Figure 42
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Clarksburg Master Plan Rustic Roads Recommendations

Roadway Name

Limits

Recommendation

Table 9

Comments

Roads on the Interim List and Present Designation

1.0ld Hundred Road
{MD 109)
Rustic

1-270 to MD 3535

Confirm Rustic
designation

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

2. Burnt Hill Road
Rustic

Connects to MD 121
at Study Area boundary

No change in designa-
tion; to be studied as

part of Master Plan of
Highways Amendment

Plan recommends realignment
at connection to A-305.

3.Hyattstown Mill

Connects to MD 355

Rustic—only the public

Road in Study Area segment
Exceptional Rustic

4 .Prescott Road Connects to MD 355 Remove designation—
Exceptional Rustic in Study Area park road

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 usnal roadway standards
and development activity.

5.Stringtown Road
Rustic

6.Piedmont Road
Rustic

Area outside
Clarksburg Master Plan
Study Area

To be studied as part
of the Master Plan of

Piedmorit Road intersection re-
commended for reconstruction.

MD 121 to Stringtown
Road

Remove designation
where concurrent with
A-305 alignment

Stringtown Road to
Hawkes Road

Confirm Rustic desig-
nation

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 Comments
7. West Old MD 355 to MD 121 Remove designation Needed for network.

Baltimore Road
Exceptional Rustic

MD 121-Barnesville
Road

Exceptional Rustic

8. Peach Tree Road
Rustic

Entire length—a part To be determmed by
the Master Plan of
Clarksburg Highways Amendment

of which is within

Area is recommended to
become Agricultural Reserve.

Roads Not on the Interzm Lzst but Recommended by thzs Plan as Rustzc

9. Frederick Road
(MD 355)

Between the recom- Rustic
mended bypass inter-
sections with MD 355

‘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 355 as rustic, the
designation will make a clear
policy statement that MD 355 at
this location is a “main street.”

10. Hawkes Road (re-
commended for
area outside Study
Area)

Within the Master Plan  Rustic
area

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

Clarksburg Master Plan and Hyattstown Special Study Area
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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 43 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 residents 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 [-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
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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. 11
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 1T
B-8 West Old Baltimore Road Clarksburg Road to western Study Area 11
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
e ATIONAL CAPITAL Clarksburg Master Plan and Hyattstown Special Study Area

COMMISSION
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Bikeway Classifications (cont.) Table 10
Bikeway Class
Designation Name Limits Type
B-13 West Old Baltimore Road Black Hill Regional Bikeway (west leg) I
to Observation Drive.
B-14 Foreman Boulevard Clarksburg Road to Midcounty Highway, I
includes bikeway grade separation on I-270.
B-15 Newecut Village Drive Newcut Road Relocated to Clarksburg Road. I
B-16 Observation Drive Southern Study Area boundary to 1
Midcounty Highway.
B-17 Gateway Center Drive Stringtown Road to Shawnee Lane I
Relocated.
B-18 East-West Greenway through Newcut Road Relocated to Ovid Hazen I
Ovid Hazen Wells Park Wells Park with connection to Damascus.
Clarksburg Master Plan and Hyattstown Special Study Area ‘ S TONAL CAPITAL

APPROVED AND ADOPTED  JUNE 1994
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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.



CHAPTER SIX

“Environmental
Plan

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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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 1-270. 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 1-270, 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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Watersheds Figure 44
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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 I-B, 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 [-270. The Study Area west of [-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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Environmental Synthesis Figure 45
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land use plan objectives make environmental mitigation the main focus.
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 30 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 I-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 175
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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Sensitive Areas Protection | Figure 46
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Popular practices such as conservation tillage, grass waterways, nutrient
management systems, animal waste control structures, and planting of
stream buffers are often used. If farming increases in the Clarksburg area,
it will 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

Key Protection Strategy

Little Seneca Watershed

Ten Mile Creek

Little Seneca Creek

Cabin Branch Creek

Little Bennett Watershed

Little Bennett Creek

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.

' MARYLAND-NATIONAL CAPITAL
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tion. Current water usage in the Clarksburg area is predominantly sup-
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.
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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.



153

Roadway Noise Impact Areas Figure 47
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CHAPTER SEVEN

~ Public
Factlities

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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Greemway Network

The proposed greenway system 1is 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:

e 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.



157

Proposed Park and Open Space System | Figure 48
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Description of Greenways Table 12
Segment Description
Ten Mile Creek The Ten Mile Creek greenway is recommended to connect the western part of

Greenway

Little Seneca Creek
Greenway

Ovid Hazen Wells
Greenway

Little Bennett Creek
Greenway

Black Hill Regional Park and the southern part of Little Bennett Regional Park. The
greenway is planned to cross over 1-270 along Comus Road due to limits on cross-
ing under 1-270 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 1-270 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 Lirtle Bennett
Regional Park must await more information regarding the character of Midcounty
Highway.

Clarksburg Master Plan and Hyattstown Special Study Area
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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 1-270 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  Name of Park Existing Facility (1994) Potential Future Facilities
Regional Black Hill Regional 505-acre lake, boat ramp, and Park police station, fishing pier,
Park (1,779 acres; rentals, fishing, hiking, picnic and paved trails.
1,833 acres areas with shelters, 2 play-
planned) ground areas, visitors center
and park police station.
Little Bennett 90 camp sites, hiking, golf Conference center, swim facil-
Regional' Park course, amphitheater ity, day use area, playground
(3,600 acres) and playfield, and interpretive
center
Recreational Ovid Hazen Wells 3 picnic shelters and play area Athletic fields, picnic areas,
Recreational Park and parking area. (A master playground facilities,
(290 acres) plan for this park is under way.) recreation center, carousel
and a natural area.
Damascus Hiker/biker trail, ballfields,
Recreational' Park playground, basketball courts,
(277 acres) tennis courts, and picnic areas.
Special Clarksburg Road? Athletic fields, playground,
(25 - 100 acres) paved courts, parking, trails,
and picnic and conservation
areas.
Local Clarksburg Local Combination baseball/football
Park (3.8 acres) field, recreation center, lighted
basketball court, two lighted
tennis courts, and parking area.
Kings Pond Local Picnic area, softball diamond,
Park (13.8 acres) fishing, football/soccer field,
and parking area.
Newecat Village Playing fields, hard surface
Local Park? courts, playgrounds, picnic
(10-15 acres) areas, pathways, and parking.
Foreman Playing fields, hard surface
Boulevard Local? courts, playgrounds, picnic
Park (10-15 acres) areas, pathways, and parking.
Clarkmont Local Playing fields, hard surface
Park® (10-15 acres) courts, playgrounds, picnic
areas, pathways, and parking.
Notes:

! Adjacent to the Study Area.
* New park proposed by this Plan.

Clarksburg Master Plan and Hyattstown Special Study Area
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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.

Neighborbood 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 335 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

Existing No. of
High School Cluster/ Date Year Site Size Teaching Stations/
School Name Orig.  Modernized  (Acres) Classrooms

HIGH SCHOOL

Damascus High School' 1950 1978 33.6 517
MIDDLE SCHOOL

John T. Baker! 1971 20.0 (PK) 28’
ELEMENTARY SCHOOLS

Cedar Grove' 1960 1987 9.6 24
Clarksburg 1952 1992 9.9 18
Notes:

' 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 D AND NATIONAL CAPITAL

APPROVED AND ADOPTED  JUNE 1594 COMMISSION
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Existing and Proposed Public Facilities Figure 49
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side Clarksburg in the Damascus Cluster area.

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 Master Plan Locational Guidelines
Library ® Close proximity to other public facilities in the Town Center, such as the

community center, and to retail and office areas.

Community Center o (lose proximity to other public facilities in the Town Center, such as the
library, and to shopping areas.

Adult Day Care ® Transit serviceable areas.
® In or near employment or residential areas.

® Dispersed throughout the Study Area with concentrations near public
facilities.

Elderly Housing ® Near transit, local bus routes, shopping, and public facilities.

® Dispersed throughout the Study Area with concentrations near public
facilities.

Child Day Care e Dispersed throughout the Study Area with concentrations near transit,
employment areas, and concentrations of housing.

Housing for e Dispersed throughout the residential areas in the Study Area.
Special Populations
® [ocated in areas conveniently served by local bus and regional transit

service.

Fire Station e Consider locating a station in Clarksburg, close to the Town Center
(including the possibility of relocating station #9 from Hyattstown).

e Utilize, if feasible, the site owned by the Hyattstown V.ED.

o Maximize access to the Study Area’s road network.

Police Station ® If needed, consider an appropriately-sized police station in Clarksburg.
Pk & T Clarksburg Master Plan and Hyattstown Special Study Area

COMMISSION APPROVED AND ADOPTED -~ JUNE 1994
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(larkshuro

Historic
~ Resources

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 —
Clarksburg, 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.

Overview

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 50, 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.
* Isidentified 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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preservation incentives including tax credits, tax benefits possible through the
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-
munities 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
Land Use Plan Transportation Plan Zoning Plan
Clarksburg Historic o Designates protec-  ® Proposes special e Includes guidelines
District tive buffers around cross-sections for for granting option-
district with limits MD 355 and al densities around
on heights to assure Redgrave Place to the historic district
compatibility. maintain character which emphasize
compatible with compatibility with
o Includes detailed district. character of district.
design guidelines
for new develop-
ment in historic
district.
® Designates district
as focal point of
larger Town Center.
Hyattstown Historic e Maintains rural set- @ Designates MD 355 Proposes zoning
District ting for through Hyattstown pattern around
Hyattstown. as “rustic” to main- Hyattstown com-
tain compatible patible with rural
® Supports provision character. village scale.
of public water and
sewer.
e Proposes bypass
o Includes detailed east of Hyattstown
design guidelines for as future possibility.
future development.
Cedar Grove Historic e Proposes a land use ® Endorses the desig- @ Recommends rural
District pattern which pro- nation of MD 27 zoning in vicinity of
vides a suitable set- (Ridge Road) as Cedar Grove.
ting for the district. 2-lane roadway
through Cedar
e Recommends Grove.

design guidelines
for development
which are support-
ive of district.

MARYLAND-NATIONAL CAPITAL
PARK & PLANNING
COMMISSION

Clarksburg Master Plan and Hyattstown Special Study Area
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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'/»-
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 outbuﬂdings, 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.
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13/30 Highview/Burdette Hotel 21010 Clarksburg Road ‘ RESOURCES

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 Farm) 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 c¢rib 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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setting. Finally, a proposed extension of the Midcounty Highway limited access
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 1890s 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 23725 Ridge Road

This resource meets the following criteria for Master Plan designation: 1A,
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 2'-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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REMOVED FROM LOCATIONAL ATLAS
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 23730 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 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.



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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Historic Resources | Figure 50
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Clarksburg Master Plan Study Area Historic Resources Table 17
Resource Comments HPC Plan
Resource # Name/Address Recommends  Recommends
10/59 Hyattstown District Important early rural town (platted Included on Master Plan
and Mill Complex 1798) and early mill complex for Historic Preservation
Frederick Rd. (MD 3535)
13/1 Barber/Nehouse Farm Vernacular farmhouse with several Negative Negative
11415 Hawkes Road outbuildings
13/2 Beall (Nelson) Barn Removed from Locational Atlas
11406 Hawkes Road
13/3 Oliver Watkins House Owned by M-NCPPC Included on Master Plan
23400 Ridge Road Vacant and deteriorated for Historic Preservation
13/4 Washington Page House Removed from Locational Atlas
11601 Skylark Road
13/5 Log House/Skylark Removed from Locational Atlas
11601 Skylark Road
13/6 Samuel Scott Farm Removed from Locational Atlas
12020 Skylark Road
13/7 Ned Watkins House Owned by M-NCPPC Included on Master Plan
12001 Skylark Road for Historic Preservation
13/8 Ed Burdette Farm Occupied vernacular farmhouse Negative Negative
12200 Piedmont Road with outbuildings
13/9 Clark Cemetery Cemetery in farmed field; headstones  Negative Negative
E. of Kings Pond Park, (c. 1810) stored at Little Bennett
off Clarksburg Road Park
13/10 Clarksburg District Residential and commerical buildings  Included on Master Plan
Frederick Road from early 19th to early 20th cent. for Historic Preservation
13/10-1  Clarksburg School Frame 2-room school house, built 1909 Included on Master Plan
13530 Redgrave Place for Historic Preservation
13/11  Ed Lewis House Log & Frame house with outbuildings Negative Negative
23730 Frederick Road
13/12  Thomas Jefferson Thompson  Vernacular house & outbuildings Negative Negative
(J. Pickens) Farm
23701 Shiloh Church Road
13/13  William Thompson Farm Vernacular central entry house with Negative Negative
23511 Shiloh Church Road slate roof
13/14  Moneysworth Farm Owned by Montgomery County, Included on Master Plan
22900 Whelan Lane Managed by Facilities & Services; for Historic Preservation
Vacant & deteriorated;
On site of proposed jail
13/15  Elizabeth Powers House Removed from Locational Atlas
Boyds-Clarksburg Road
13/16.  Benjamin Reed House Removed from Locational Atlas

Slidell & Old Baltimore Roads

Clarksburg Master Plan and Hyattstown Special Study Area

APPROVED AND ADOPTED

JUNE 1994
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Clarksburg Master Plan Study Area Historic Resources (cont.) Table 17
Resource Comments HPC Plan
Resource # Name/Address Recommends ~ Recommends

13/17 ~ Chatles Purdum House Removed from Locational Atlas
(Ruins) 22731 Newcut Road

13/18 = George W. Hilton Farm Unusually ornate farmhouse; Negative Negative
22222 Ridge Road. vacate & deteriorated

13/19 - Howes (Elizabeth Waters) Being renovated as a Country Inn Positive Positive
22010 Ridge Road

13/20  Waters Log House Removed from Locational Atlas
Frederick Road

13/21 William Shaw Farm Occupied house with outbuildings; Negative Negative
13601 West Old horse stables
Baltimore Road

13/22 ~  Shaw (Gue) Cemetery Small family cemetery; stones beneath ~ Positive Negative
13601 West Old Baltimore Rd. grove of trees

13/23 - Ed Waters Farm Vernacular house and outbuildings; Negative Negative
22625 Clarksburg Road deteriorated condition

13/24 ~ Byrne/Warfield House Vernacular late Victorian house with - Positive Positive
22415 Clarksburg Road patterned shingles in gable;

outbuildings

13/25 Cephas Summers House Negative Positive
22300 Clarksburg Road

13/26 - Pyles Log House & Mill Site ~ Vernacular frame mill building, circa =~ Negative Negative
15000 W. Old Baltimore Road 1826; converted to dwelling in 1940s;

altered
13/27  John Carlin House Vernacular Gothic Revival farmhouse ' Positive Negative

13/28

13/29

13/30

13/31

13/32

13/53

14/25

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 Site
and Marker
23515 Frederick Road

William H. Poole House
24141 Kings Valley Road

and outbuildings; deteriorated
condition

Removed from Locational Atlas

Vernacular farmhouse, circa 1880s-90s Negative
and outbuildings; deteriorated condition

Negative

Included on Master Plan
for Historic Preservation

Built as summer resort hotel, 1887;
Second Empire design; slate roof

Removed from Locational Atlas

Removed from Locational Atlas

DAR Marker, placed in 1915, to
commemorate French and Indian
War encampment and site of
Dowden’s Ordinary

Add to Locational Atlas pending
future evaluation

Vernacular house, circa 1870s - 80s; Negative Negative

now stuccoed

MARYLAND-NATIONAL CAPITAL
PARK & PLANNING
COMMISSION
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Clarksburg Master Plan Study Area Historic Resources (cont.) Table 17
Resource Comments HPC Plan
Resource # Name/Address Recommends  Recommends
14/26 Salem Methodist Church Vernacular Gothic Revival frame Positive Positive
23725 Ridge Road church, 1907; corner bell tower,
lancet windows
14/27  Cedar Grove District General Store; Upper Seneca Baptist Included on Master Plan
Ridge Road and Davis " Church, and four houses dating for Historic Preservation
Mill Road from circa 1870 - 1912
Clarksburg Master Plan and Hyattstown Special Study Area ‘ N NATIONAL CAPITAL

APPROVED AND ADOPTED  JUNE 1994 COMMISSION



CHAPTER NINE

[mplementation
Mrategies

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.

185
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2. Properties which are being rezoned to implement the rural and agricul-
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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water treatment solution is reached within the next few months, the pro-
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 likelibood 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 $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.

Principle #4: Development of a Strong bommunity 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 [-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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Plan encourages residential development patterns that best support a
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-family bousing
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 [-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 belp 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

191

IMPLEMENTATION
STRATEGIES



192

CLARKSBURG
MASTER
PLAN

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
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 1-270 (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.

MARYLAND-NATIONAL CAPITAL
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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) 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 Mechanisms®

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.

L All staging triggers must be met to initiate this stage of development.
gimng rigg g P

* 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 I-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 Triggers'
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 Mechanisms?

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.

! All staging triggers must be met to initiate this stage of development.

? 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 I-270 (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 1-270 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 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 imlplementing 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 Triggers'
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 Mechanisms®

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.

' All staging triggers must be met to initiate this stage of development.
ging trigg g P

* 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:

Grant water and sewer category changes, without placing limiting condi-
tions upon property owners.

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.

Defer action on a Water and Sewer Plan category change, pending further
study or consideration as deemed necessary and appropriate by the

Council.

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-Year 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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Recommended Sewer & Water Staging
for Clarksburg Figure 51
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Future Service Area A and A-1

These areas generally include properties on the east side of 1270 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 1-270.
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-
li¢/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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Midcounty Highway. This designation should also include tributaries adja-
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 1-270 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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on both sides of the streets within the public right-of-way. Open section
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.

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 sidewalks, where not currently
in place, may be added to augment those already existing. (These sections
are identified as B-1 in the Plan.)

(O]

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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Proposed Road Sections . Figure 53
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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
Transfer 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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upon existing industrial zone standards, where it now adjoins master
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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Figure 54
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PART 1

[ntroduction

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.
Mix and Type of Employment Uses.
Retail Services.

2
3
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 in January 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.



Property 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, stalf, and general public 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 when 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 of land (the owners) share their knowledge, hopes, and
concerns with those who wout'd be involved in recommending changes to their

land (CAC and statf).
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.

3
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Planning Board (Final) Draft Clarksburg Master Plan and

Hyattstown Special Study Area Worksession

Work- Date
session

Tabiz 1

Topic

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

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 [-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 " MRS IATIONAL CAPITAL

APPROVED AND ADOPTED  JUNE 1994
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Planning Board (Final) Draft Worksession (cont.) Table 1
Work- Date Topic

session

13 March 11, 1994 Hyattstown Special Study Area

Signature Site Analysis

14 March 14, 1994 Signature Site Analysis
Residential Portions of Ten Mile Creek West of 1-270

15 March 25, 1994 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

16 April 21, 1994 Staging
17 April 22, 1994 Staging

County Council

1 April 5, 1994 Overview of PHED changes
Transportation

2 April 11, 1994 Land Use

3 April 12, 1994 Land Use

4 April 14, 1994 Land Use
Historic Preservation

5 April 15, 1994 Signature Site in Town Center
MPDUs

Environmental Issues
Zoning and Text Amendments

TDRs

Transportation
6 April 19, 1994 Transportation
7 April 26, 1994 Public Facilities

Staging

W oD oA Canma Clarksburg Master Plan and Hyattstown Special Study Area

COMMISSION APPROVED AND ADOPTED  JUNE 1994
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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 [eet 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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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 Qlds 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 $54.500  $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: U.S. Census Bureau, 1990 Census of Population and Housing, STFIB and STF3A. Prepared
by Montgomery County Planning Department, Research and Information Systems Division:
July 1993.

Clarksburg Master Plan and Hyattstown Special Study Area " MEARLAD NATIONAL CAPITAL

ParK & PLANNING
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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 Ordinance provisions where applicable.

lousing Types

In terms of housing types, this Plan is envisioned to produce the following

mix:

Table 3
Current Mix (1993) End-State
No. % No. %
Detached 800 100 40 to 50
Attached 0 0 30 10 40
Multi-Family 0 0 1510 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 0,843 51 30
Multi-Family 5,811 30 40
Total 15,199

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 signilicantly 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 “J/H" (jobs/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.

Table 5
Existing & Vacant Land Anticipated
Approved Potential Development
A B A& B
Total Jobs 5,830 16,780 32,360
Total Housing Units 800 14,600 14,940
J/H Ratio 7.3 1.1 2.1

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 Departinent staff has evaluated [uture 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 1-270 | 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 Counties. 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 conditions 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
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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 network
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 retlecting network and service characteris-
tics anticipated for the year 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 use 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 and network
assumptions.

Specific Techniques Used Within the Transportation 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 of 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 zones?

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 “A” 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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Schematic Illustration of a Four-Step
Transportation Model Figure 7

1.Trip Generation: 2.Trip Distribution 3.Mode Choice 4.Trip Assignment
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factors over time is uncertain, but in the absence of more specific knowl-
edge, they are assumed to be constant.

¢) 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 “A” 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 (¢) 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 Hour Traffic Conditions

The existing roadway network is depicted in Figure 9. Relative to areas south
of 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 1-270 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
[-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 1OS 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 Network 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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Figure 11
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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 Traffic Analysis

The effects of through traftic 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 1-270/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 1-270 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 1-270 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 1-270, 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.

Fnd-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 (%) Table 8

Auto Auto Walk/

Driver Passenger Transit Bike
% Study Area Residents 75 8 13 4
% Study Area Workers 78 3 9 5

Discussion of Rustic Roads

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: [t 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 1s 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 [-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 with Hyattstown Mill Road going southeast and Prescott
Road going northeast to Lewisdale Road. Both roads are almost entirely within
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 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 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 unsate 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 [-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-
cant 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 Tratfic 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 ati 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 & O 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 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 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
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road was field inspected, wild roses were blooming along the edge. Farm
houses, fcnces 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 {eel 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 [-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
[-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 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 Comus Road and Old
Hundred Road (MD 109) has an average daily traffic volume of 9,200.

Significant Fearures: 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
-toadway 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
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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 (HSPEF 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 tloodplain 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 Land 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 Use Schematic — Alternative 1 Figure 13
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Land Use Schematic — Alternative 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 (TCC) 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 TCC Option indicated relatively higher nutrient loadings due to the
assumption that there would be more agricultural land. (See discussion on
model limitations.) The TCC 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
TCC Option as the preferred 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.
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Model Limitations

Much of the Environmental and Water 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 NPS 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.

PLAN
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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 stralegies.

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.



Study Findings and Master Plan Response

The Environmental and Water Resources
Study Results and Conclusion

Table 9

Master Plan Response

Study identified environmental constraints
from existing published data and aerial pho-
tos, as well as field data (primarily wetlands,
floodplains, and steep slopes).

Fnvironmental 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.

Initial land use plans were formulated to pre-
serve stream valley buffers. These will inciude
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 buffer 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 Plan Response (cont.)

The Environmental and Water Resources
Study Results and Conclusion

Table 9

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 tc 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 treat ment, with shared facil-
ities where individual facilities are not practi-
cal. After screening for stitable 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 deagns

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.

Clarksburg Master Plan and Hyattstown Special Study Area
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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 1: 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:

1. fecal coliform density exceeds a log mean of 200 per 100 ml based on
minimum of 5 samples taken over 30 days;

it 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.

¢. 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 LIFE, 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 I-P waters:
The criteria for Use 1 waters (a)-(e)

Toxic Substances — all toxic substances criteria to protect fresh water
aquatic organisms and to protect public water supplies and the whole-
someness of {ish for human consumption apply.

C. USE II: SHELLFISH 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:
Bacteriological —same as Use I waters

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.

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.

pH —same as Use | waters
Turbidity — same as Use [ waters

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.

Toxic Substances —all criteria to protect fresh water aquatic organisms and
the wholesomeness of fish for human consumption apply.

E. USE [ii-P: NATURAL TROUT WATERS AND PUBLIC WATER SUPPLY

Waters which include all uses identified for Use 11 waters and use as a pub-
lic water supply.



Criteria for Use II1-P waters:
a. The criteria for Use 111 waters (a)-(f)

b. Toxic Substances — all toxic substances criteria to protect {resh 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 1 waters
b. Dissolved Oxygen —same as Use [ waters

¢. 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 [ waters
e. Turbidity —same as Use | 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 1V-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.

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
managerment practices for nonpoint source control.

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.

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.

Water which does not meet the standards established for it shall be
improved to meet the standards.



ery

Figure 15

AYI8 O woslay Bupeld 19 HauZ - JauBdeq) BuMUBl] AJUROD ANBMOBIUOYY

‘HO8LD ¥I0Y PUB
yee:D obye ‘youssg 1SeMUYLION Youssg B
° idedns (..} Aiddns sei8m 88 pelauBisep asm
f Ayunen AsswoBluow UM spaysIeiBm iy %

SCNEINO

- zozéy
SLIVM \

HONYHE /
LNIYd /
ERIBtY

\\\\\

H3A
JVINOLOd

77 H3AM k HONVHE
AJVYIONOW JOVNHNA

& _FULN

o

L13INNZE
¥661 HOHVI

JUNE 1994

APPROVED AND ADOPTED

Clarksburg Master Plan and Hyattstown Special Study Area

MARYLAND-NATIONAL CAPITAL
PARK & PLANNING

COMMISSION

g



State Water Class Uses for Montgomery County Streams Table 10
Use Waters Limits
Use 1 (*) Little Paint Branch
(*) Rock Creek » Below MD 28
Use I-P (*) Patuxent River and all tribu- Upstream of Rocky Gorge
taries except those designated
~ below as Use llI-p or IV-p
( ) Potomac River and all tribu-
taries except those designated
as Use lIL TI-p IV, or IV-p_ e
( ) Little Seneca Creek and Litle  Between the lake and the B&O
Seneca Lake Railroad Bridge and below conflu-
ence of Bucklodge Branch including
(") Little Seneca Creek Cabin Above confluence with Little Seneca
Branch . Lake
Ten Mile Creek Above confluence with Little Seneca
___________________ LaKe
(*) Dry Seneca Creek
Use 11 None
Use 111 (*) Paint Branch and all tributaries  Upstream of Capital Beltway (1-495)
(*) Rock Creck and all wibutaries  Upstream of Muncaster Mill Road
(*) North Branch Rock Creek and ~ Upstream of Muncaster Mill Road
all tributaries
Use 11I-P (*) Little Bennett Creek and all Upstream of MD 355
[rlbu[ques .............................................................................................................................................
() FurnaceBranch
(*) Patuxent River and all
,,,,,,,,,,, wibutarles
(*) Little SenecaCreek and all Downstream of Little Seneca Lake
tributaries between the B&O Railroad Bridge
and the confluence with Bucklodge
__________________________________________________________________________________________________________ Branch o
(*) Wildcat Branch of Great Upstream of Great Seneca Creek
Seneca Creek
Clarksburg Master Plan and Hyattstown Special Study Area prm TN CanT

APPROVED AND ADOPTED

JUNE 1994 COMMISSION



State Water Class Uses for Montgomery County Streams (cont.) Table 10
Use Waters Limits

Use IV (") Rock Creek and all tributaries  From MD 28 to Muncaster Mill
(*) Northwest Branch and all  trib-  Road Upstream of East-West
utaries Highway (MD 410)

Use [V-P )
(*) Patuxent River and all tribu- Between Rocky Gorge and
taries Triadelphia

Reservoirs, including Triadelphia

e Reservolr
(*) Little Seneca Creek and all trib-  Upstream of Little Seneca Lake
utai.es

MARYLAND-NATIONAL CAPITAL

My e Clarksburg Master Plan and Hyattstown Special Study Area
COMMISSION 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 I-P by the Maryland Department of the
Environment rather than Use 1V-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 stall report
to the Planning Board.
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Letter from Planning Board to Montgomery County
Council dated January 28, 1994 discussing the

designation of Ten Mile Creek as a Use I-P rather than
Use IV-P.
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(301) 485-4805
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Montgomery County Planning Board
Office of che Chairman -

January 28, 1954

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 Planning Board discussed the testimony and
considered whether the change should be the |Dbasis for
reconsideration of the recommendations in the Planning Board
(Final) Draft Plan.

The Planning Board did not reach consensus on this issue. Two of
the members, Commissioner 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 1is 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 1I-270. Commissioner
Richardson expressed his belief that the Plan treats Ten Mile Creek



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~ 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 vyou as the Draft Plan goes forward.

Sincerely,

Nancy M. Floreen
Acting Chair

NMF :md
Attachment

N:\TMCNMF. let
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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.)

1/6/94 —_—

MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
e 8787 Georgia Avenue ¢ Silver Spring, Maryland 20810-3780



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 1IV-P,
Subsequent investigation revealed that above Little Seneca Lake,
only Little Seneca Creek proper is currently designated Use IV=P in
the Code of Maryland Regulations (see Attachment 2). All other
tributaries, including Ten Mile 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. 1In 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
change, 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 "P" 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 3.

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 in December, 1993 by the
Montgomery County Planning Department. The study uses the EPA
Rapid Biocassessment Protocol II to establish baseline
information on biotic conditions as indicators of water
gquality. Preliminary results for Ten Mile Creek and Little
Seneca Creek show that they continue to support a wide variety
of aguatic life. There is no evidence of long-term damage
from temperature impacts. The results confirm that the
tributaries are functioning as healthy Use IV-P streams. Ten
Mile Creek was found to have slightly more diverse 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 an 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-P rather than use IV-P does not alter the basic conclusiocon
of the staff report:

Sstaff 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 1is the basis for this



TR *“'*?%?-_-5 2
recommendation. - As discussed later in this report, [allowing
residential development east of 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 fraglile stream, from additional development

impacts should be the most important public policy governing
land use.

After a lengthy discussion of what the key public policy
objectives should be in the Ten Mile Creek watershed, the Planning
Board members voted 3-2 to endorse staff’s recommendation.
LC:ss/b:tenmile/ss

Attachments
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0. SUB-BASIN 02-14-03:

Potomac River and tributaries
{3) Use IIL: None
{4) Use II1-P: Nope
{8) Use IV: None
{8) Use IV-P: Nope

N. SUB-BASIN 02-14-02: WASHINGTON b

(1} Use I-P: Potomac River and all {ributaries except
~ those designated below as Use ITI, Use III-P, Use IV,
or Use IV.P
(2) Use [I: None
{3) Use II:
{a) Paint Branch and all tributaries
(b} Rock Creek and all tmbutaries
{c) North Branch Rock Creek and all tributaries
{4) Use III-P: Little Seneca Creek and all tributaries

(5) Use IV:
{2) Rock Creek and all wibutaries

Use Waters
(bj Northwest Branch and all tributaries

(6) Use IV-P: Little Seneca Creek and all tributaries

(1) Use I-P: Potomac River and all tributaries except
those designated below as Use III-P or Use IV-P
(2} Use II: None
(3) Use III: None
(4) Use [II-P:
{a) Tuscarora Creek and all tributaries
{b) Carroll Creek and sll tributaries
(c) Rocky Fountain Run and all tributaries
(d) Fishing Creek and all tributaries
{e) Hunting Creek and all tributaries
{(f) Owens Creek and all tributaries
{g) Friends Creek and all tributaries
(h) Catoctin Creek and all tributaries
(i) Little Bennett Creek and all tributaries
(i) Furnace Branch
{5) Use IV: None
{6) Use IV-P:
(a) Monocacy River and tributaries except those
designated above as Use III-P
(b) Catoctin Creek

ROPOLITAN

MCGS

8177260

From 723.8/211.8
to 710.5/205.3

761.5/401

815.2/433.2

1647475

771.5/468

From 704/477.4
to 716/491.3

From 769.2/451.1
to 764/475

MCGS
809/413

719.2/497.4

§71/505.9

6947582
§78.5/579.5
681/546
689.2/603.2
698.5/623.5
705.9/635.9
697.2/689.1
640.6/589.8
697/532
75/514

696/570

640.6/538

Attachment 2

Above line from Smith Pt to
SE mins

From MD/DC line to Freder-
ick/Montgomery County line

Above Capital Beltway (J-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(1) of this chapter)

From Rt 28 to Muncaster Mill
Road

Limits

Above East-West Highway (Rt
410)

From Frederick/Montgomery
County line to confluence with
Shenandoah River

Above U.S. Route 15

Above Alternate U.S. Route 40
Above MD Route 353

Above U.S. Route 40

Mainstem only, below Alternate
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Agenda Date; Septembeyr 17, 1982

$23
er 14, 1992
MEMORANDUM
TO: Montgomery County Planning Board
Jgﬁxﬁiﬂ

FROM: Lyn Coleman,] Coordinator, 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.

Iz@

West of I=-270

This will be an oral presentation by staff at the
worksession and will include a brief slide show.

Presentation of ILand Use Plan ng for West of I-270

A. Options included in the Preliminary Draft Plan

1. Transit Corridor Pattern (see page 100 of Plan)
2. Suburban Pattern with Transit (see page 106 of Plan)

B. Modified options prepared by staff in response to
Public Hearing testimony

Packet reference: (:)em,
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III. staff

iysis of Modified Land Use Plan Op

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 Transit
Corridor Pattern

Packet reference:

V. Response to Public Hearing Testimony

Packet reference: <:::>

PROPOSED REVISIONS TO WORKSESSION SCHEDULE AND TOPICS

The tentative schedule for the remaining worksessions is shown as
Attachment 1. Staff has recently received an alternative development
concept for the 670 agre Slidell/Shiloh Church properties west of Ten
Mile Creek (see page . This concept is not part of the Public
Hearing record. If the 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 YTEIDS AND RECOMMENDED HOUSING MIX

Attachment 2 summarizes 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.

L
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PRELIMINARY DRAFT CLARKSBURG MASTER PLAN

ATTACHMENT 1

AND HYATTSTOWN SPECIAIL STUDY AREA

TENTATIVE WORKSESSION SCHEDULE

DATE TOPIC TIME
May 21 Planning Policies Completed
June 25 Town Center Completed
July 9 Environmental Overview Completed

Hyattstown Special Study Area
August 3 Transit Corridor District Completed
Newcut Road Neighborhood
Ridge Road Transition Area
Brink Road Transition Area
September 17 West of I=-270 Evening

October 15

Week of -
NHovember 9

December 8

Week of
Decenber 14

- Ten Mile Creek Area
= Cabin Branch Neighborhood

Hyattstown Special Study Area
Transportation

Phasing Concepts
Historic Resources

To be determined

To be determined

Environmental Plan Recommendations

Implementation
Greenways/Parks
Other Public Facilities

Approval to Print Final
Draft Plan

To be determined

To be determined

Revised: 8/92>“



STAFF S%@NS
DED HOUSING MIX

el
Draft ?lam

Aecres

TOWn @@mtgg

Digtrict : 550 4,000 3,000
Transit v

Corridor 980 3,800 3,100
Newcut Road .

Neighborhood 1,060 4,620 4,000
Ridge Road .

Transition Area 800 : 320 . 320
Brink Road .

Transition Area 860 1,840 1,840
Cabin Branch

Neighborhood 260 2,600 2,250
Ten M%%% Creek

Area 3,600 340 340
TOTAL 8,910 17,820 14,850

Densities include Moderately-

wE Changes reflect Pla

worksessions.

ning Board direction at previous

el 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



SUMMARY OF RECOMMENDED PLANNING BOARD AND STAFF CHANGES TO

ATTACHMENT 3

PRELIMINARY DRAFT RECOMMENDED HOUSING MIX GUIDELINES

Town Center

Transit Corridor

Newcut Road Neighborhood
Cabin Branch Neighborhood

Town cgnter*
Transit Corridor:*
Transitway
MD 355 7
Newcut Road Neighborhood®

Cabin Branch Neighborhood

Preliminary Draft Plan
Multi-Family Attached Detached
30 - 50% 35 ~ 55% 5 - 15%
30 - 50% 25 - 35% 10 - 20%
5 - 15% 55 -~ 65% 25 - 35%
5 - 15% 55 - 65% 25 - 35%
Staff Suagested Chandes
Multi-Family Attached Detached
25 - 45% 30 - 50% 10 - 20%
30 - 50% 40 - 60% 5 - 10%
5 - 10% 30 - 40% 50 - 60%
10 - 20% 35 -~ 45% 45 - 55%
10 -~ 20% 35 - 34% 45 - 55%

*

Source: Community Planning Staff, September 1992.

In accord with Planning Board direction at previous worksessions.




AREA WEST OF I-270
OVERVIEW OF LAND USE OPTIONS AND STAFF RECOMMENDATION

BACKGROUND

The Preliminary Draft Master Plan includes two land use plan
optiong: 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 Hearing testimony
focused on these two options. Many alternative ideas about how
the area should develop were presented at the Public Hearing as
well as after the Hearing.

To enable the Board to consider the alternmative approaches raised
at the Public Hearing, staff has prepared modified versions of
both the Transit Corridor and Suburban Pattern it op-
tions. The modified versions are shown on page angagns

Staff is recommending that the Board approve the Modified Transit
Corridor Option, which emphasizes rural and open space land uses
west of I-270. Concern about the envirommental impacts of devel-
opment on Ten Mile Creek is the basis for this recommendation.

As discussed later in this report, the Modified Suburban Pattern
with Transit 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 use.

DISCUSSION OF LAND USE PLAN OPTIONS

The Transif Corridor Option in the Preliminary Draft Master Plan
(see page ) limits development west of I-270 to the Cabin
Branch Neighborhood.

The Modified Transit Corridor Option (see pago(ji)) continues
this concept but reduces densities in the Cabin Branch
Neighborhood. The most significant reason densities are being
reduced relates to housing mix. Staff is recommending that the
proposed housing mix guidelines of Cabin Branch Neighborhood be
modified to include 45-55% detached units rather than the 25-35%
recommended in the Preliminary Draft Plan:

Cabin Branch Neighborhood Recommended Housing Mix
Multi Familv Attached Detached
Preliminary Draft 5 - 15% 55 - 65% 25 - 35%
Staff Recommended Changes 10 - 20% 35 - 45% 45 - 55%
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This amendm i xpressed by the Clarksburg
Advisory Committee and many citizens at the ic Hearing to
increase the percentage guidelines relating to detached units.

1t witl

The proposed mix of housing types is consister the mix

approved by the Planning Board for the Newcut Road Neighborhood
at an earlier worksession.

t @aentire wvest
ily detached resi-
nt.

in the Frellmlnary ﬁraft ster Plan envisions
side being developed, primarily as single
dences. Properties adjoining I=-270 are proposed as emplol

The Modified Suburb Pattern with
amends this vision for the west side as follows:

o The properties west of Ten Mile Creek are designated
rural to provide a transition to the Agricultural
Reserve area west of Slidell Road.

o) Approximately 550 acres between Ten Mile Creek
and MD 121 are designated for residential development
at a density of 2 dwelling units per acre.

e} Employment uses are limited to 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 Hearing, a consortium of land owners west of Ten
Mile Creek have prepared a land use concept which involves clus-
tering of residential units on a porti of the land and retain-
ing 600 acres in open space (see page ). This proposal is not
part of the Public Hearing record and s submitted to staff on
September 10, too late to be included in the packet. Staff will
summarize the concept for the Board at the worksession; if the
Board wishes to discuss the proposal in more detail, we will
reschedule it for a later worksession.

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 for 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 more



Table 1

COMPARISON OF OPTICONS: WEST OF I-270
CLARKSBURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY AREA

Cabin Branch Clarksburg Ten Mile Total West
Neighborhood Road West Creek West of I-270
Transit Corridor
Pattern
DU’s Sg.Ft. DU’s Sg.Ft. DU's Sg.FL. DU’y 8g.Ft.
a) Preliminary 2,600 100,000 200 o Agricultural 2,800 100,000
Draft Reserve
b) Modified 2,250 100,000 200 0 Aqri@uiturai 2,450 100,000
Regerve
Suburban Pattern
With Transit
DU’s Sq.Ft. pU’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 g 8,880 4.8-8.0
Draft million million wmillion
b) Modified 1,830 2.3-2.5 1,200 700,000 Rural and 3,030  3.0-3.2
million Agricultural miliion
Reserve

NOTE: o “Clarksburg Road West" refers to the area between Clarksburg Read (MD 121) and
Ten Mile Creek.
o) "Ten Mile Creek West® refers to the area between Ten Mlle Creek and the planning

area boundary.



TABLE 2

RELATION OF "MODIFIED SUBURBAN PATTERN

WITH TRANSIT OPTION®™

LANNING BOARD APPROVED
CLARKSBURG MASTER
PLAN POLICY:
1. Town Scale of Development
2. Preservation of the Natural
Environment:
3. Greenway Network
4. Transit System
5. Hierarchy of Roads
6. Town Center

TO PLAN POLICIES

STAFF ANALYSIS:

The addition of 1000 units
would not compromise the
town concept envisioned for
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 80°
right-of-way.

No implication for Town
Center policy.



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 oy
long-term County need. The
issue of noise is not Jjustifi-
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.



detail at worksession. )

The major concern regarding th
Policy supporting preservat&@m of th

of the envirommental studies done as part of th
process have identified Ten Mile Creek as a frag“l@ stre due to
its low base flow and highly erodible stres
, Ten Mile Creek differs from o
d merits special consideration.

All

an objective

tHe  historic district and along th
ed 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
a2 detention center. Thies use will also drain to Ten Mile Creek.

The cumulative 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 developers 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
exarple, which are so critical to protecting the stream water
guality 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 has 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 TDR density of 2 to 3 units per acre, a market for an addition=-
al 300 to 500 development rights would be created. Testimony by
both the County Executive and the Farmland Advisory committee
stressed the importance of identifying more TDR 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 (2-3
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 8,000 units. The
Modified Suburban Pattern Option would increase this number to
roughly 9,200 units - a 15% increase. When 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 1970 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 Clarksburg 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 amount 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 sguare 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 proposed 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 objec-
tives: one emphasizes environmental preservation policies, the
other helps to implement housing and farmland preservation poli-
cies.

After carefully weighing these competing public policy issues,
staff is recommending the Modified Transit Corridor Option be-
cause it best protects Ten Mile Creek.

The Ten Mile Creek is already under strain. 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 biclog-
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 streans.

Protecting the Ten Mile Creek watershed from the negative effects
of 1,000 units may be technologically feasible but, without a
strong public commitment to manage and monitor these mitigation
solutions, the risk of damaging the stream is simply too high.
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TOPIC: TEN MILE CREEK AREA

SUMMARY OF MAJOR 1SSUES RAISED AT THE PUBLEC HEARING ON THE
PRELIMINARY DRAFT CLARKSBURG MASTER PLAM AND HYATTSTOWE SPECIAL STUDY AREA

HARCH 23, 1992 AND APRIL 2, 1992

NAME AND ORGANIZATION

SUMMARY OF STATEMENY

SYAFF COMMENTS

Environmental issues

Jeans Onufry, Clarkeburg Advisory Committes

Note that the Plan is not consistent with
protection of enwirormentally sensitive
areas because it recommends development

in the very hesduaters of the Ten Hilas Creek.

The Hester Plan emphesizes protection of erwiron-
mentél festures, first by preservation and non-
disturbance, then by mitigetion meesures. Yhe
Trane it Corridor Pattern Option attempts to
prioritize Clarkeburg®s envirommental resources,
aidd locete internse development in loglcal
locations as far asuay from sensitive sress as
posaible. Obwiouely, the most environmentally
sensitive spproach would be to prohibit

devel opment aliogether, but this s neither possi-
ble nor deelrable especially when other public
policies, such o8 houwsing, must be addressed, ot
l, nor every treeg, can
be saved in amw lend use scensrio considered.

The Plen clusters develc ¢ into certain perts
of the Pleming Ares, in part for sound

erwie tal reassons. Yhese ressons [nclude
keeping development pressure off of large trects
of forest, b ter stremms, anvd eteep alopes;
aven with mitigetion and etream buffers, these
resources do get demeged vhen development invades
thair | Jaries . nt's effects aleo
impact resources indirectly by redirecting and
chang ing the smount of weter availeble to trees
arvd stream baseflow. However, some watersheds
have less of these senslitive areas then others,
end are predicted by our water rescurces study to
be able to recuperate from the effects of

devel ooment better.




TOPIC: TEN MILE CREEK AREA

SUMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARENG ON THE
PRELIMINARY DRAFT CLARKSBURG MASTER PLAM AND HYATTSTOWN SPECIAL STUDY AREA

MARCH 23, 1992 AND APRIL 2, 1992

NAME AND ORGANIZATION

SUMMARY OF STATEMENT

STAFF COMMENTS

Envirommental jssues

Jeane Onufry, Clarksburg Advisory Committee
{Cont'd)

Other reassons have to do wlth common-sense
approaches to ervirormental protection, such es
reducing alr end water poliution by bullding fewer
miles of road surface for suto travel, or by
providing larger aress for connected forest cover
rather than meny tiny stende of trees, so wildlife
cen migrate along a corridor. The stafffe
recommended iand-use option plen wes designed to
support other goals &8s well, such as sgricultural
preservation, mass trensit opportunities and
providing @ focal point for the Toun Center of
Clarksburg -- these gosis have been coneidered in
the context of envirommental protection end mostly
have been compatible uith Emwirormental Plenning
pivision goals. The main exception to this com-
patibitity is the locetion of the Town Center and
site 30 in the rmost reeches of Ten Hile Creek
{see map on pegt&()).

the Location of the Yown Center and Site 30 (the
County Detention Center) {s driven by land use
reasons thet, taken es & whole, outweigh the
potential envirormentel damage caused by locating
these in headuaster areas. The Detention Center
was sited here due to constraints outside the
control of the Plamning Department. Since they
are plenned to beneflt the general public good,

. Erwlirommental Plenning Division staff has acceded

to the placement of these features {n the head-

waters of Yen Mile Creek, provided that they witt
incorporate appropriste best management prectices
for stormiater, and wetland and tree preservation



SUMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE

PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY AREA

TOPIC: TEN MILE CREEK AREA

MARCH 23, 1992 AND APRIL 2, 1992

HAME AND ORGAMNIZATION

SUMMARY OF STATEMENT

STAFF COMMENTS

nvir tal lssues

Jean Onufry, Clarksburg Advisory Committee
(Cont *d}

as much as possible. [t should be noted thet some
dens{ty will be lost from the Toun Center projec-
tions beceuse areas will be undevelopable due to
stream buffers and SWM facilities,

Sandra frazier
Potomec Watershed Citizens Coalition

Bel leve development in Clarksburg must glve
first priority to the preservation of the exist-
ing biological integrity of the stresems and for-
est. Housing, employment, urben parks end
recreational needs cen be met by redevelopment
slong existing corridors such es 1-270 and Metro
raft,

§ee comments shove.

........................................................................................................................................................

Hetz and Blumberg, Clarksburg Venture Limited
Partnership Properties

Suggest that CVLP end Lavine properties can
employ “extra-ordinsry BHP®s™ to protect the
erwirorment, just Like the Detention Center end
the school bus parking tot/maintenance yerd.

See comments sbove.

66



SUMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY AREA
MARCH 23, 1992 AND APRIL 2, 1992

JOPIC: TYEN MILE CREEK AREA

NAME AND ORGANIZATION SUMMARY OF STATEMENT STAFF COMMENTS
Envirorments! issyes
Neal Fitzpetrick, Audubon Maturafist Society Hote thet BMP‘s alone ‘ulll not be adequate to Ses comments sbove.

protect the existing high quality watersheds of
Cabin Brench and Little Seneca, proposed for
extensive development. Recommends in conjunction
with BMp's, downsizing the proposed development.

Note science and art of wetland mitigetion is
{mmature and should not be a msjor consideration
in the acknowledged objective of protecting the
value and function of wetlands in Clarksburg.
Herry Leet, et. al., Slideli/Shiloh Church Hote thet only Ten Wile Creek §s proposed for See comments ebove.
Properties , agricultural preservation, while all tributaries
' (Ten Mite Creek, Cabln Brench Creek, snd Little
Senece Creek) flow into Little Seneca Leke.
Mary Beth Beck, Individual Urge the County to take no risks that might See comments ebove,
jeopardize the Ten Mile Creek watershed.
Jenni fer Jorden, Individual Recommend that in light of the visions of the See comments sbove,
nYear 2020 Penel of Experts®, the drive to make
Clarksburg into a Corridor Town of the scale
proposed should be re-visited. Questions whether
the Plan adheres to the visions as follous:

o Are sensitive areas protected?
Wetlands are proposed to be built upon.
iittle Seneca Creek, which flows into the
emergency water supply reservoir, is
secrificed.

001



SUMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE

PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOWM SPECIAL STUDY AREA

TOPIC: TEN MILE CREEK AREA

HARCH 23, 1992 AND APRIL 2, 1992

HAME AMD ORGANIZATION

SUMMARY OF STATEMENT STAFF COMMENTS

Envirormental Issues

AWM. Natelli, King/Bennett/Shiloh Properties

...............................................

John Deleney, Slideli/shiloh Church Properties

Notes that carefuily plenned and developed clus-
tered developtrnng can have the following positive
environmental effects:

] East of Ten Mile Creek fncludes the Town See commente shove.
Center and Site 30. Given the intensive
devel opment which {8 proposed for these
aress, it seems ironic that less sensitive
end less forested land would be des{gnated
Rurae{ Cluster,

...........................................................................................

Hote that the Plen recomends intense See comments ebove,
devel opment in the headwaters of Little

Seneca Creek and Ten Mile Creek, despite

the fact thet Little Seneca Creek empties

fnto Little Senece Lake and {dentified by

Envirommental Plamning eteff as exhibiting

“good stream quel ity end relatively steble

stream channels and rumerous wetland

areas®,

............................................................................................................................................................

Laury Miller, Sugarloaf Cltizens Rseociation

There should be no development in the Ten Mile See comments shove.
Creek watershed and {ts hesdweters.

1ot



SUMMARY OF MAJOR 1SSUES RAISED AV THE PUBLIC HEARING ON THE

PRELIWINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTCUN SPECIAL STUDY AREA

TOPIC: TEN MILE CREEK AREA

HARCH 23, 1992 AND APRIL 2, 1992

HAME AND ORGANIZATION

SUMMARY OF STATEHWENT

STAFF COMMENTS

Envirommental lssues

John Delaney, Stidell/Shiloh Church Properties

Belisve thet modest development of the
slidali/shiloh Church Properties would
gignificently reduce the Impects in the Little
Seneca Creek Yatershed regerding loeding retes
$or phosphorous, orgeniec nitrogen, and other
non-poeint source pofllutants.

See commente above.

Shelly Comnelly, Clarksburg CAC member

Coposes residential uses sdiacent to 1-270 due to
nofse, necessitating barriers shich are ugly end
characteristice of urben enviromments.

With appropriate setbacke, residential aress can
bs conetructed withowr nolse barriers - the houses
end back verds Just have to be loceted far anough
auay from the highuay or bs oriented to winimize
nolse impacte. Wolse tolerant uses such ss recre-
ation can aleo be placed batueen houses

ard the highwey. Some barriers may be needed in
pleces where emall percels have mo mansuvering
room to cluster houses auay from the rosd. ¢ i
fnportent to remewber that heving housing clese 2o
the highuay helps to minimize trevel distences end
treféic problems, and reduces the rosd netuork
needed. Thie helps reduce alr polliution ard road
water runcff pollution.

The nolse contours shoun in the master plan are
prejecting e worgt-case scenario. AL the
subdivision stege, when site topogrephy for each
property is availasble, detelled nolse anelyses can
be done to take Into sccount the blocking effects
of relling hitla, which will, in all {ikelihood,
reduce the ares of nolse impacts. Therefore, the
nofse buffers shoun slong mejor roads tike 1-270,
2t. 27, and ¥%-83 are enpected to nerrow in moat
places when more detalled Information (s developed
in the regulatory process.
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TOPIC: TEW MILE CREEK AREA

SUMMARY OF MAJOR [SSUES RAISED AT THE PUBLIC HEARING O THE
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND WYATTSTOWM SPECIAL STUDY AREA

MARCH 23, 1992 anp APRIL 2, 1992

WAME AND ORGANEZATION

SUBREY OF STATEMEUT

ETAFE

Environmental [ssues

Olivier de YHesalsres, Boyds resident

...........................................................................................................................................................

Horman Hesse, Property Ouner

Supports the Plen's recommendation to concentrate
devel opment esst of 1-270 and protect the water
resources west of 1-270 beceuse:

1. Protection of the water resources (Ten
Hile Creek, Cabin Branch end Little Seneca

Reservoir System); and,

2. Protection of the air resources (trees) of
the region.

flecommends thet the Plan be eorrected to state
that Ten Mile Creek is not the lergest of the
sub-watersheds feeding Littie Seneca Lake, but
that Little Seneca Creek sub-besin is.

Staff corcura.

Staff concurs.

Flan tent uill be corrvected.

£01



TOPIC: TEN MILE CREEK AREA

MARCH 23, 1992 AND APRIL 2, 1992

SUMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING OW THE
PRELIMINARY DRAFY CLARKSBURG MASTER PLAN AND HYATTSTOMN SPECIAL STUDY AREA

+OE

NAME AND ORGANIZATION

SUBMARY OF STATEMENT

SYAFF COMMENTS

Envirormental lssues

tick Sussilio, Clerksburg Initistive Asscciation

Support the Ten Mile Creek Conservation

Commi ttee. Supports Policy #2 of the Plen in
protecting the area's natural resources and in
designating Yen Hile Creek ss en envirormental
resource area.

Oppose sewering Ten Hile Creek. The steep-
neas of the slopes will promote the siitation
of Seneca Leke. Increassed runoff could have a
deleterious effect on the quality of drinking
water from the lake.

$taff Concurs.

See staff comments on B8

uuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuuu

Helson Clark, trdividuat

Hote that according to Maryland Geologicel
Survey, there are no known ective geological
faulte in the Clarkeburg Study Area which would
affect potentiel development.

%taff Concurs.

...........................................................................................................................................................

Carol Jorden, Individuetl

Recommends sdhering to all of the Plen’s enwiron-
mental reconmendations {isted on page .

%¢eff Concurs.



TOPIC: YEN MILE CREEK AREA

SUMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING ON THE
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATVSTOWN SPECIAL STUDY AREAR

MARCH 23, 1992 AND APRIL 2, 1992

MAME AND ORGANIZATION

SUMMARY OF STATEMENT

STAFF COMMENTS

Envirormentel Issues

Jermi fer Jorden, fndividual end
Richard Strombotne and Jeene Onufry,
Clarksburg Citizens Advisory

Cathy Jewell, Property Ouner
and Jernifer Jordan, individuat

Proposes {ncluding redlonal stormuater menage-
ment ponds rather than small stormeater managefnent
pornds, to reduce the danger to children and
enimals resulting from proliferation. Regional
ponds increase the {ikelihood thet storm water
manegement ponds will be adequetely maintained.

......................................................

Support testimony of Clarksburg Initiative
Associstion and the Yen Hile Creek Comservation
Commi ttee.,

Staff Concurs.

.....................................................................................................................................................

A. 8. Hatelli, King/Bennett/Shiloh Properties

'

Hote that cerefully planned and developed clus-
tered development can have the following positive
environmente!l effect:

Atforestation of the tributerie of Ten Hile
Creek will enhance water quel ity of the
watershed. There would be an {ncrease in
aggregate tree-cover on the property.

From an environmental stendpoint the west
gide of 1-270 {s no different then the east
side. Convarsely, the “developable por-
tions® on both sides shoudl be developed
uisely. ’

If work fe needed {n o watershed where no
development iz teking place, this work cen be
funded or provided through sppropriste programs
{5WM waiver fees/uork, off-zite reforeutation,
ete.) vie projects in other parts of Clarksburg.
Also, natural processes, such as reforestation,
may correct existing problems without interven-
tion.

from an envirormental stendpoint, the west gide
has more sensitive features, §.e. steep slopes,
headuster stresm aress, forest cover, ate.

€01



TOPIC: TEN MILE CREEK AREA

SUMHARY OF MAJOR [SSUES RAISED AT THE PUBLIC HEARING OW THE

PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND NYATTSTOWN SPECIAL STUDYV AREA

HMARCH 23, 1992 AnD APRIL 2, 1992

901

NAME AND ORGANIZATION

SUISARY OF STATEMENT

STAFF COMMENTS

Environmental [ssues
Horman Mease, Property Ouner

Betieve R-200 zoning {e reasonsble for the Yen
Mile Creek aree, given that stream poliution
loading from farming {e equivalent to development
at 6 dufac, sewer {e economically feasible st 2
du/ec, and the G&O envirommental study concluded
thet there is no fetal flau to development.

Water resources experts agree that no amount of
mitigation or BMPs cen replace e healthy neatural
watershed system of previcus forest and/or mesdow.
this is the erwironmentel preservation stretegy
being proposed for Ten Mile Creek - retaining es
mch of the stream valley, as is possible, in
its natural status - esst of 1-270, where develop-
ment (s proposed to achieve sther plen gosis end
objectives, mitigation meesures are recommended.



TOPIC: TEW MILE CREEK AREA

SUMMARY OF MAJOR [SSUES RAISED AT THE PUBLIC HEARING ON THE
PRELEIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOMN SPECIAL STUDY AREA

HMARCH 23, 1992 AND APRIL 2, 1992

NAME AND ORGAMIZATION

SUMMARY OF STATEMENY

SYAFF COMMENTS

Envirormental Issues

Don Haxey, et, al., Termile Creak Conservetion
Commi ttee

Laury Hitller, SLCA

Hote that the eir quality will be affected by
stripping trees,

flecommends that e comprehensive reforestation
progrem be establ {shed to increase wster quaiity
arndd forest coverage in the Little Senece and Ten
#ile Creek watersheds.

Recommends that other stretegies be establ ished
to Increase water quelity end forest coverage
in the Littie Senecs and Ten Hile Creek
watershed.

Tree preservation will be conslidered ss part of
all plen revieus due te the new county tree bitl,
Where trees must be removed, extensive reforesta-
tion/efforestat fon shall be reauired aither on-
site or off-asite. Peymant to the county’s tree
furd witl be & last resort for developere.
Therefore, Clarksburg should continue to femture
extensive tree coversge.

and ustershed wide 5 plan-

Honftoring prog
ning are belng investigated by both B-NCPPC end

WODEP. A2 new funds becoms available, these
strategies will be coneidered as high priority et
both agencies, and advice from outside groups will
be sought as suggested. 1t {e important to real-
ize, houever, that monitoring is not required for
devel opment now, end should not be inposed hephez-
ardly, since date only glves @ snepshot of condi-
tiorme at the time of sempling. Long- term moniter-
ing conta lote of money, and will need & steady
gource of funding, which is not avelleble from
plecemeal development.

LOY



TOPIC: TEN MILE CREEK AREA

SUMMARY OF MAJOR [SSUES RAISED AT THE PUBLIC HEARING O THE

PRELIMINARY DRAFY CLARKSBURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY AREA

HMARCH 23, 1992 AND APRIL 2, 1992
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NAME AND ORGANIZATION

SUMMARY OF STATEMENT

SYAFF COMMEWYE

Envirormental issues

Don Maxey, et, al., TCC

Hote that one must contend with faults 1f
trying to put sexer iines in eny of the
fractured and fsulted rocky soil along Ten
Hile Creek or Little Bennet Creek.

Hote severe problems of underiving rock

and tittle water penstration along Ten Mile
Ereek. Every perking lot end every house
uwill ceuse o problem, disturbing end ceusing
an almost impenetreble burfal for the ueter.

$teff Comcurs. Engineerirg solutions to con-
strudting in fractured rock mey need to be ap-
plied. %es atteched letter on

8teff agrees thet construction {n the Ten Hile
Creek basin will cause envir entel degradat ion.
%ee attached letter on page




MEMU_™® .

THE MARYLAND-NATIONAL CAPITAL PARK “

REVISED: June 23, 1992
May 20, 1992

TO: Lyn Coleman, Coordinator, Community Planning Division

VIh.: Naziyr Baig, Coordinator, -
Environmental Planning Division

FROM: Laura Bachle, Environmental Planning Division

SUBJECT: Don Maxey’s Public 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’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. 1In 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 reguire 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. Wwe
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 to provide the most economical and environmentally
sensitive alignment we can get.

Please let me know if you need further clarification
regarding this matter. Thank you!

IB:1b
cc: Perry Berman, Chief, Community Planning Division

Jorge Valladares, Chief, Environmental Planning Division
Elizabeth Forbes, Water Resources Division, WSSC



SUMMARY OF MAJOR TSSUES RASIED AT THE PUBLIC HEARING ON THE

PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOWM SPECIAL STUDY AREA

TOPIC: TEW MILE CREEK AREA

MARCH 23, 1992 AND APRIL 2, 1992

NAME AND ORGAMNIZATION

SUMMARY OF STATEMENT

STAFF COMMENTS

Environmental Issues {(Contid}

Heal Fitzpatrick, Audubsn Metural ist Society
Carol Jordan, Bev Thoms, John Coliler,
Bonnle Colller Individuals and

dohn King, Property Ouner
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baniel Litteral (FFLP)
Harry Leet, et. al.
slideli/sshiloh Church Properties

Jul tue Cingue, Individual

Jeane CGnufry, Clarksburg Citizens Advisory
Commi ¢ tee

...............................................................................................................................................................

Julfus Cinque and Bomnie Colller,
Individuale

Agree with special protection for the Ten
Hile Creek watershed and {ts designation
a8 rursl open space and agriculture.

pisagree that Ten Mile Creek {8 & naturel
transition area, since both eest and west
aress drein into the creek.

Support the preservation of land west of
1-278, but need more protection for Cebin
Branch. Recommend buffers from residen-
tial uses along MO 127 from 1-270 to West
0ld Baltimore Road.

................................................

pisagrees with minimal consideration for
devel opment west of 1-270. Consider
envirommentally semsitive land development
pract {ces that could poesibly be used to
davelop west of 1-27¢ end recommend that
the Plen Option West of 1-270 continue to
be studied and ref ined.

Oppose the Suburben Pettern Option for it
{s & developer's ploy for sewer end o
direct threat to the aquifer and to agri-
cultural preservation. [t would be de-
agtructive to the stream velley envirommant
arnd ecosystems.

‘staf{ wsgress

Ten Wile Creek {g an excellent divide
betwsenlend uses in this case. Agricul-
tural Reserve west of the streem end rural
lored uses to the east.

Agree to the need for buffers slong Cabin
Branch.

Staff s not corwlinced that given current
levels of technology end give the absence
of public commitiment to menage/operate

stormwater menagewent facilities that the
fragile charectr of VTen Wile Creek can be

edequately protected.

5taff sgrees that preservation of the Ten
#ile Creek must be & major Plan priority.
Sewer s not proposed in the mainstream of
Ten Hile Creek,

o



SUMMARY OF HMAJOR ISSUES RASIED AT THE PUBLIC HEARING ON YHE

PRELIMINARY DRAFY CLARKSBURG WASTER PLAN AHD HYATTSTOMN SPECIAL STUDY AREA bt

YOPIC: YEW MILE CREEK AREA

MARCH 23, 1992 AND APRIL 2, 1992

HAME AND ORGAMIZATION

Envirommental jssues (Cont’d)

Richard Stromborne and Jesne Gnufry,
Clarksburg Clvic Advisory

SUMMARY OF STATEMENT

Recommend an in-depth study of the Ten
Hile Creek drainage ares to determing 4
it is feasibie to sewsr the ares and stiil
preserve environmentally sensitive sites.

STAFF COMMENTS

‘The comstruction of the sewer line jtself

iz one impect - of even greater concern ls
nt of 6,000 heusing units

and associated infrastructure uill affect
water auality in Ten H¥ile Creek

Hal Baker
Upcounty Citizens Advisory Board

Herritt Ednie, Boyds Clvic Association end
Clarksburg Inftiative Associstion

Hotes thet the UCA Board {s eplit regard-
ing development in the Ten Hile Creek
Areas.

favors Steff recommerndation for it {s
congruent with the Boyds Mester Plan to
preserve open space sround the reservoir.
Heture! line of demsrcation for develop-
ment {8 not Yest Oild Baltimore Roed, but
1-270.

§-270 in the Cabin Branch nelighborhood but
the pPlen incls gulidelines to cluster
devel opment toward §-270 and decrease
denfsty at the of the srea closest to
Boyds .

John King, Property OCuner

Hotes that based on experience wuith the
current interpretation of the health
regulations, in reality, the aree betueen
Ten Bile Creek and 80 129, including the
aree which {8 adjecent to the high densi-
ty development in the “Triengle®, uill not
be the transition sres envisoned in the
Plan but will remain 28 rurel farmlend end

open space.

$taff eddresues alternative develop
concepts for this aree elsevhere in the
pecket (ses Hodifled Suburban Pattern with
Trans it Optiond.




SUMMARY OF MAJOR ISSUES RASIED AT THE PUBLIC HEARING ON THE

PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOMN SPECIAL STUDY AREA

YOPIC: TEW MILE CREEK AREA

MARCH 23, 1992 AND APRIL 2, 1992

HAME AND ORGANIZAYION

SUMMARY OF STATEMENT

STAFF COMMERYTS

Jeane Onufry, Citizens Advisory Committee
and Clarksburg Clvie Advigery

Hick Sussiiio, Cla
Leury Hiiler, SCLA and
Jermi fer Jordan, Individual

Harry Leet, et. al.
Slideti/shiloh Church Propartiss
and Deniel Litteral, FFLP

P R N T O e O L L R R R R I R T T T I R I A

AW, Hetelli, et.al., PIA
King/Bennett/Shilch Properties

Recommend thet the end-state housing
should include BOX detached units weat of
the creek and 70% detached units sast of
the creek.

..................................................

Oppose the Suburben Pattern Option which
violates plenning policies #2 end 9 on the
erwirorment.

Support the Suburban Pattern Option, uith
reduced development esst of 1-270 to make
the number of houses and Jobs nearly equal
to the Trens it Pettern Option. This is
consistent uith prior County planning
policies for the ares west of 1-270,
designeting it es a growth area.

Recommend & revised Suburben Pattern
Option with {ight industrial employment
along the 1-270 corridor, reduced density
on the east, and further development
allowed between MD 121 and Ten Mile Creek,
as well as the area to the south of West
0old Baltimore Road.

Statt does not endorse residential

‘devel opment west of Ten Hile Creek, Staff

hes prepared & land-use plan alternative
for the ares east of the creek which would
emphasize single-femily detached housing.

Agree. Staff hes provided & maccified
Suburban Pettern Option for Pleming Board
review.

County policies do not designate the ares
weat of 1-270 e & “growth srea®. the
Clarkeburyg Plen proposes rural resi-
dential {one acre zoning) end the General
Plan shows development concentrated to the
east of 1-270.

This option {e¢ diecussued elsevhere in the
packet.

€1t



TOPEIC: TEN MILE CREEK AREA

SUMMARY OF MAJOR [SSUES RASIED AT THE PUBLIC HEARING ON THE
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY AREA
MARCH 23, 1992 AND APRIL 2, 1992

HAME AND ORGANIZATION SUMMARY OF STATEMENT STAFF COMMENTS

Land-Use Issues (Cont’d)

Harry Semmes, Individual Recommend cluuterlnﬁ 2 dusac with open The Hodified Suburban Pattern with Trensit
space for west of 1-270. Believe RC ‘addresges this fssue.

James R. Shew, Frederick County Planning
arnd Zoning Department

......................................................

zoning s exclusionary zoning.

Support the Agricultural Reserve west of %o response needed.
1-270. Hinimizing intenseive development

west of 1-270 will help to redeuce

davel opment pressures west of [-270 in

Frederick County which (s designated for

Agriculturel/Rurel and Conservetion uses.

$upport the recommended trensit corridor
pattern which focuses in intensive

devel opment eest of 1-270. The success of
thie pattern in Clarksburg would heip to
encourage similar land-use patterns thet
are recommended for the Urbsna regional
center, ‘

¥1L



SUMMARY OF MAJOR TSSUES RASIED AT THE PUBLIC HEARING OM THE
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOMN SPECIAL STUDY AREA
MARCH 23, 1902 AND APRIL 2, 1992
TOPIC: TYEM MILE CREEK AREA

NAME AND ORGANIZATION SLBBNRY OF STATEMENT STAFE COMMENTS

Farmiand Preservation

Bonnie Collier, Individual
John King, Property Owner and
Laury Milter, SLCA

Suggest egricultural preservation west of Agree
Ten Mile Creek. Using s natural festure

to determine RDT boundary seems logfcal

and eppropriate.

E. Allen Burdette, Property Owner

Horman Mease, Property Gwner

Harry Leet, et. al.

Stideli/Shiloh Church Properties

Horman Mease, Property Owner

Denfel Litteral, Ferguson Femily Ltd. Ptnshp.
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Support the Suburben Pattern Option since
there i no need for more Agriculture
preservation.

Note that the Ten Mile Creek Valley is not
sultable for farming since it e particu-

larty rocky with & large emount of “quartz
floaters®,

Hote that the sultebility of the solls in
the Ten Hile Creek ares are poor for
farming.

the future of agricultire in Montgomery
County depends upon the existence of s
ve.y large, criticel mass of farmland and
supportive land-use policles in the area
adjoining the Agriculture Reserve.
Designating the ares west of Ten Hile
Creek as agricultural will help reinforce
farmt end preservetion policies in this
portion of the County.

The agricul tural sultebility of soils in
the Yen Mile Creek Vsliey range from very
poor {stream velleys) to goed. In 1990,
the majority of privately owned land in
the eres was sgriculturelly assessed, one
indicator that ferming is en importent
lend use activity.

It



REVIEW OF TESTIMONY (ORAL & WRITTEN) OF PUBLIC HEARING ON THE

PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOMN SPECIAL STUDY AREA

TOPIC: LAND USE PLAN OPTION WEST OF 1-270

MARCH 23, 1992 AND APRIL 2, 1992

NAME ANO ORGANIZATION

SUMMARY OF STATEMENT

STAFF COMMENTS

ndividusl Proper See atteched me

Harry Leet, et. al. end
John Delsney
stidel{/shiloh Church Properties, 478 acres

Hote that the propo'sed 98% reduction in
density on the Stidell/Shiloh Church
properties for providing public open space
would effect a taking of tha land without
just compensation in violation of the
Const {tution.

Suggest that cluster development incorpo-
rating “BMP's® and appropriate streem
valley buffers, cen addres edequately any
negat ive environmentel impacts associated
with the longenvieioned residential de-
velpment of the property.

The 1968 Clarksburg Hester Plan made a

“eriticsl assumption regerding this area:

that the entire Ten Mile Creek would be
provided utht public sewerage. Thie
sssumption is not continued in the Prelim-
fnery Plen becasuse of the Plan's emphasis
on farmlend preservation and envirommental
preservation. Changes {n pubtic policy
justity re-exemination of densities in the
Ten #ile Croek srea.

On September 10, 1992, the property owners
presented an §liustretive cluster concept
for staff and Plenning Board review (see
me@. this concept is not part of
the Public Heering reconrd. ¢ the Board
wishes to discuss this proposel in eny

detall, sn additional worksession uill be
necessary.
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Thomas Hetelld
King/Bermett/Shiloh Properties, 532 acres

auest ion whether egricultural uses work so
close to dense housing, particularly the
King/Bennatt/ Shiloh properties designated
as rural scross the strest from 5-9 du/ec
in the Cabin Brench neighborhood.

Believe not enough consideration has been
given to sppropriate sensitive development
that can occur east of the Ten Mile Creek
Greenway.

The Hodifled Suburben Pattern ﬁm
inciudes this concept (see pag f the
packet for discussion of the option and
staff response to it).

$ee comments sbova.

91l
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@ COMUS INDUSTRIAL PARK
JOINT VENTURE

FERGUSON PROPERTY
3) BURDETTE PROPERTY

SITE 30

.. CLARKSBURG VENTURE
o) LIMITED PARTNERSHIP &
LAVINE PROPERTIES

KING/BENNETT & SHILOH
PROPERTIES

(7) MEASE PROPERTY

SLIDELL/SHILOH CHURCH
PROPERTIES

(® DIBEX PROPERTY

' MARYLAND-NATIONAL CAPITAL
PARK & PLANNING
COMMISSION

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




REVIEW OF TESTIMONY (ORAL & WRITTEN) OF PUBLIC MEARING OM THE
PRELIMINARY DRAFT CLARKSBURG MASTER PLAM AND HYATTSTOWN SPECIAL STUDY AREA
MARCH 23, 1992 AND APRIL 2, 1992

TOPIC: VEW MILE CREEW AREA

NAME AND ORGAMIZATION SLIBARY OF STATEMENT SYAFF COMMENTS

individuasl Properties (See stiached map}

Thomas Hatelll (Cont'd) Oppose RC zoning for ti\e

King/Bernett/Shiloh Properties, 532 acres King/Bennett/Shiloh properties. Recommend
condemning the property for public use or
purchasing the property, or RDT zoning.

See comments above,

Ses ¢ .
Propose the folliouwing for King/Bennett se comments abovs

/Shiloh properties: 1.9 duwac with 30%
tourhouses, 70% single-family deteched
houses, and 62% open space.

Recommend & revised Suburben Pattern See commants above.
Option with light industrial employment along the

1-270 corridor, reduced density on the east, and

further development alloued between HD 121 and Ten

Hile Creek, as well ae the sree to the south of

Weat Old Beltimore Roed.

Robert Hetz, Comus Industrial Park Joint Oppose rezoning Comus Industrial Park Joint Ven-  The continued designation of this property
Venture, 152 ecres ture proparty from 1-3 ¢o RDT. Questions nenus as 1-3 {8 Inconsistent uith the Plan's
and Justification fer change to property owners. land-use and transportetion poiicies.

staft has explored alternstive options

with the property owner including the 1-4
Zone. According to the property ouner,
without public sewer {none is proposed by
the Plan), the 1-4 Zone would result in
very fow intensity employmerit uses on smail
portion »f the site,

staff stiil finds employment uses
troublesome particularly at this location
on Comus Road which marks the “gateway®

81t



REVIEYW OF TESTIMOMY (ORAL & WRITTEM) OF PUBLIC HEARING ON THE
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY AREA

TOPIC: LAND USE PLAN OPTIOW WEST OF 1-270

HARCH 23, 1992 AND APRIL 2, 1992

HAME AND ORGANIZAFfOPé

SUMMARY OF STATEMENT

STAFF COMMENTS

Robert Metz, Comus Industrial Perk Joint Venture,
152 acres (Cont'd}

to the west side. In addition, 1-4 Zone does not
have site plen review. The key reason for
considering eny employment uses is thet the
property has been zoned for employment since 1966,
Housver, as noted elgeuhere in this report, recent
ptuwdies show there {e row enought industrisliy
zoned land In the County to support employment
needs until at least 2060.

Robert HMetz, Dibex Property, 49 scres

Request retaining R-200 zoning for 49 acraes of the
Dibex property or retain R-200 zoning for the 0
ecree which are not part of the proposed golf
course,

Hote percolation tests conducted for the portion
of the Dibex property outside of the proposed golf
course.

Request that ¢ the golf course is approved for
the property, thet the Haster Plan should desig-
nate this on the Land Use Hap.

The ares surrounding this oroperty {s proposed for
agricultural Reserve. BRetelning R-200 zoning on
this property would bs inconsistent with broader
plan policy to preserve fermliend.

Robert Metz end Alfred Blumberg, Clarksbhurg
Venture Limited Partnership, end Lavine
Properties, 123 ecres

Support the Suburben Pattern with Tranait Option
with R&D zoning on the esst and 1-5 dufec residen-
tial to the west for the CVLP and Lavine proper-
tles. Propose s PD at 2.3 du/ec and RED &t 0.2
FAR. Believe they are insppropriste for RC devel-
opment because of their location between Site 30
to the north, [-270 to the east, and both MD 121
and the Cebin Branch Nelghborhood to the south.

The Hodified Suburban Pattern Optlion Includes this
goncept (gee page 1-1 of packety,
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REVIEW OF TESTIMONY (ORAL & WRITTEN) OF PUBLIC HEARING OM THE

PRELIMINARY DRAFT CLARKSBURG MASTER PLAMN AND HYATTSTOMN SPECIAL STUDY AREA

TOPIC: LAND USE PLAN OPTION WESY OF 1-270

HARCH 23, 1992 AND APRIL 2, 1992

HAME AND ORGAMIZATION

SUMMARY OF STATEMENT

STAFF COMMENTS

individusl Pr ties (See sttached me
Robert Hetz and Al fred Blumberg
Clarksburg Venture Limited Partnership

ard Lavine Properties, 123 scres (Cont'ds

Recommend clustering 2 du/ac with open space for
weat of 1-270. Belleves RC zoning fs exclusionary
to the west side.

Hlote that the rubble il area on the CVLP arvd
Lavine properties are not en acceptebie area for
residential use. The coet of providing necessary
“hridge compaction® or “pilings” for construction
would meke residential use prohibitive; the return
on R&S land would werrent such cost,

Suggest that the same reasoning used for the
devel opment of the Csbin Branch Nefghborheod
spplise to the CVLP end Lavine properties.

See comments above.

See comments ebove.

........................................................................................................................................................

banfel Litteral, Ferguaon Property, 180 scres

Hote that 1t fs unreassonsbie to designate the
Ferguson property se RDT when it is so close to
1-270.

Hote that the Intense institutional use and traf-
#ic associated with 8ite 30 would endanger farming
on the sbutting Ferguson property.

Support the Suburben Pattern Option and retention
of current residentisl zoning for the Ferguson

property.

although 1-270 e neer the proposed property, ne
accesz from Comus Roed {s plenned. Access to Site
30 witl be from D 121 so treffic impects on C«
Road should not be significent.

07t



TOPIC: TEN MILE CREEK AREA

REVIEW OF TESTIMONY (ORAL & WRITTEN) OF PUBLIC HEARING ON THE
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY AREA

MARCH 23, 1992 AND APRIL 2, 1992

HAME AND ORGANIZATION

SUMMARY OF STATEMENY

STAFF COMMENTS

Individual Properties {See atteched map})

Denfel Litteral, Ferguson Property, 180 acres
{Cont 'e)

Support the Suburben Pattern option, with reduced

devel opment east of 1-270 to meke the number of
houses and jobs neerly equal to the Trensit Pat-
tern Option.
plaming policies for the ares west of 1-270,
designeting 1t as & grouth srea.

This fs congistent with prior county

Site 30, 300 ecres

Hick Sussiliio (CIA}

Recommend Site 30 be master planned. Propose Plen Agree.

A master plan for Site 30 {s badly needed;

be amended to include & set of local commnity end public uses should not be considered on & cese by

county uses developed through consensus. Suggest
forming @ Site 30 committee. Need to proactively
define real possibilities rather then waiting for
"Lulute®,

case basis over time. Cltizen frnwvolvement is
eriticel. Steff has conveyed these comments to
DFS and oPI.

.........................................................................................................................................................

Thomas Matell! end Xethie Hulley, Individuals

Recommend that If the Plan calle for no develop-
ment betwsen MD 121 and Ten Mile Creek, epply the
rule to the County Detention Center as well.

As noted in the Preliminary Dreft Plan (see page
104) a detention center {8 now plemned for Site
30. the future of the detentfon center, will be
reconsidered by the County Council in Januery 1993
beceuse of the Council's concerns about opersting
costs and changing essumptions about the mumber of
future frmates. ‘
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TOPIC: TEN MILE CREEK AREA

HMARCH 23, 1992 aND APRIL 2, 1992

REVIEYW OF TESTIMONY (ORAL & WRITVEN) OF PUBLIC HEARING OMN THE
PRELIMINARY DRAFY CLARKSBURG MASTER PLAN AND HYATTSTOMN SPECIAL STUDY AREA

HAME AND ORGANIZATION

SUMMARY OF STATEMEMNY

STAFF COMMENTS

Site 30, 300 scres

Carol Jordan, Individust

Recommend eliminating 'the jail, the bus perking
lot, and the sanitation department vehicles, for
Clarksburg will be burdened with what all the
other communities do not went.

...........................................................

Suggest offering the FDA all »f Site 30 free of
all County projects or uses.

Ae noted In the Preliminery Braft Plen (uee page
1047 '8 detention center iz now plenned for §ite
30. tThe future of the detention center, will be
reconsidered by the County Cowcil in Jenuary 1993
because of the Council®e comcerns about operating
coats end changing essunpiions about the rumber of
future (rmates.

...................................................

This Plan doas ot envision major employment on
site 30.

TZL

...........................................................................................................................................................

John Collier, Individuetl

Yathie Hulley, Individusl

Question the effects of & bus depot et Site 30
because of the potentisl for contemination of Ten
Hile Creek.

The Plan stetes thet e declision regerding the
locat fon of an Upcounty bus depot should be done
in the context of en srez-gide study. The Clarks-
burg Plan s 6t the appropriete vehicle for desig-
nating sulteble sites for County facitities which
serve the larger Upcounty area.

Hote that @ bus maintenance depot should not be 8o See comments above

far from the children it uill service. Site 30 {a
not a sufteble site. 1f the County did not oun
Site 30, it would never be considered sultable.



REVIEW OF TESTIMONY (ORAL & WRITTEN) OF PUBLIC HEARING ON THE
PRELIMINARY DRAFT CLARKSBURG MASTER PLAMN AND HYATTSTOMN SPECIAL STUDY AREA
WMARCH 23, 1992 AND APRIL 2, 1992

TOPIC: TEW MILE CREBEK AREA’

NAME AND ORGAMNIZATION SUMMARY OF STATEMENT STAFF COMMENTS

Site 30, 300 ecres
Richerd Strombotne (CCA and Jeane Onufry, CAC and Oppose the lLocation of the school bus maintenance See comments above,
CTA ¢acility on Site 30. Mote prohibitive operating

costs of diebureing 450 buses from the northern-

most portion of the County. Note detrimental

envirormental impact of impervious surfaces and

possible contaminstion of Ten Mile Creek and

Littie Seneca Lake.

................................................................................................................................................

Peul Maleuski, Wember of CaC Prafer the school bus maintenance facility be See comments sbove
removed from the Planmning Area since evarything '
drains into Senece Lake.

dohn Delaney, Slidell/Shilok Church Properties Suggest that BHP°s should be employed by the hgree.

County for Site 30. :

2
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SUMMARY OF MAJOR ISSUES RAISED AT THE PUBLIC HEARING OW THE
PRELIMINARY DRAFY CLARKSBURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY ARER

TOPIC: CABIN BRANCH NEIGHBORHOOD

MARCH 23, 1992 AND APRIL 2, 1992

HAME AND ORGANIZATION

SUMMARY OF STATEMENT

STAFF COMMENTS

Character and Intensity

Jenni fer Jordsn
Individuatl

Hotes development i l'nappropriate for this
neighborhood bacause of the natural enviromment

and wetlands.

The plen does recognize the environmental features
of this ares and the importance of preserving
them, particularly the west fork of Cebin B ranch
beceuse of its high water quelity and tree cover.

Yhe ares also hag many development opportunities,
however, including sccess to an existing inter-
chenge elong 1-270 end s proposed future inter-
change te the south.

$taff dose recommend reducing the Plan‘e recom-
mended densities for the neighborhood to help
provide more detached units (as was done ut en
eerlier workeession on the Newcut Road Nelghbor-
hood).

Staff continues to recommend that this nelghbor-
hood be designated @ TOR receiving ares to help
implement County policles regerding fermland
preservation.

$T1

dohn King, Property Gwner

Recommends reduced housing densities in this ares.
The lower densities in this area would be partial-
ly of fset by elloning development south of ¥. Old
Belt imore Roed end by more fully utilizing the D
121 corridor by ellowing development in the por-
tion of the Ten Mlle Creek arca immediately adje-
cent to MD 121.

Ses commants shove.

Ellen Brammer and Susen Jemes, Claerkeburg Estates

Recommend that housing densities be sharply re-
duced {n this nelghborhood.

See comments above.



125

1) CLARKSBURG TRIANGLE PROPERTY
ARM

143
25
&)

X,

¥ Rea Ef ez,
q R 1 PEN
44 ' -G . y B
e ) 4 Y ) & D h
g Py b 8 Xy X Fh 58 I o o
"-J ‘s 0 SN ¥ A " 8y
:..\;'x 2 3 o 2§ | k " s A
oo 3 i ¢ g
%] O IR LN 2
A N e KA St el &
% A 73, L Vo ) 3 Ly
x ¥ S MW AR D B 2, K v

¥
%,

§ .‘;\" 83809y 5, iy,

79 BEAVRCRT o0 iy
X233
'.‘f‘a‘i:w?’
YOS

’ ““‘

MARYLAND-NATIONAL CAPITAL Clarksburg Master Plan and Hyattstown Special Study Area

PARK & PLANNING
COMMISSION APPROVED AND ADOPTED  JUNE 1994




"uByd 9961
243 jo uojidunsse uspisidodeusyl 3iseq 8 Bujuelie
MY "UBYd JOI08H WAOJURLISE Byl ) wsoys JaBuo)
oU 8] SiyL "0LZ-1 JO 8P|E IBeAPSYI LO UMOJURW.IED
03 U0|3001403 B PAUNGER US4 BINGEYID)I UP4) 84l

"04Z-1 MBI SBUIO LNOIUBLISDH D U |IVBILOD YINDB
-§3J0U 30841 %08} Dus 93usNSACJdUl PROS Jofsw
40) peeodold 30U 8] @pje 383% ayf ‘welsds JjeunJs
pesodosd pus yonisu Peocs J40jledne ayl Jo 2eNBIBG
D42-1 40 1889 PI3BJIUBIUOD B8] IAKOIBASD BININY

*$pJEpUe 1B ¥IBGISE 30 BENBG

susuiio) sasp ne J0p Alsesedsy BG Jou }1jA B)jen
asjoy -juewdojdus 4o 1@jIUAPIeB. B] @8N PuB)
Joyieyn jo sea|pusBad pesinbas ag J}in 40RqIes

*042-1 40 1808 jueudojdue 18(3

-ue3od §o °3) °be ol I 2 usyl eJow 88y Apesss
Bingsyie)d QY02 31993} 16 JJIUN GPISU JBew 03
Anog AsswoBiucs U Juswicidue J0j pauce Apesdye
pusy uo A3poedes juewiojdus fnous 8] BJey)

*3uswdoydue Jo;
8)qe3jne 88 Aysedoud 13 eyl jo pue) edeyucs) Q2-}
843 28ys) )gGeI80 UB)4 J8388) BUNGERIB)] §I4L @30K

“0i2-1 $0 3809 Y3NOJB

eAjsuelL) Jsow oY) pue juswAoldwe i@ o3 pesoddo
88 °‘QJz-§ Bucje usesied juswdojersp BY) soue}eq
1180 3eys Assedosd 43 eys Jojp juewdojdue sesodn.y

*g42-1 Buolm ®118r Jojng ebny asjnbed Jiim

8]18A8) JNOJUOD @SjOU pue 1@)IUBPIBes Ajjwe)-a)buje
doj Arjienb 43 pue asjou o3 enp @)qeljneun A}1e
SUBUAIOS|AMG 8 3§ 8830l °Aysedosd 13 8yl uo @42
-] Bujauos) seen jBjluepises A)jue).-e)1Buis sesoddy

“J83us)

4o §3uL38g 8yl Ajjienf o3 siveuwnBie e,A3unc] ey
43 JUIIBIBUOCD 0818 848 BB.B BYI U} B8N }B)JY
~enpUy pa3jwll "A3E0] 8yl jo 89048 Ausw u} Aues
-B208U PUNO) USRI PABY YIiUN B))8N 13} .LJBG BBjOU
BU3 UBY3 SA}IBU.BIIB JO338Q ® 8) 3] Iududo)
-8ABP 1BjJUeP|Ees jo 8dA3 Aus ueys 0L2-]1 03 Jued
-efpe sesJte 3oedu; esjou yBjy 8yl u} erejsdosdde
Bi0u 8) 680 SjYl °QZ) G4 4O YINOS puB Yol y3oq
‘042-1 50 ysen Been (Y peljul) swoe sjsoddng

20438 1§
‘Aydedoid e1Busjs) BNGEN.1B)) ‘BUBJD BABIS

R IUSHASTang

BLNAWHOD J4VLS

1HINILVLES 4C AuVNG

HORLVZ INVOUO MY vl

2661 2 YUY QHY 2661 ‘£2 HONVM

GOOHUOEHD 134 HONWYE WigVD 33140l

YUY AGNLS TVID3dS NMOLSLAVAH GNY NVYId Y3ISYM DUNESAUYTD LIVHG AUYNIMIIING

126

21 MO ONINVIH O178Nd 3NL IV G3BIVY SNSBI HOFYH 40 A¥WNS



TOPIC: CABIN BRANCH WEIGHBORHOOD

SUMMARY OF MAJOR 1SSUES RAISED AT THE PUBLIC HiARiNG OR Ik
PRELIMINARY DRAFT CLARKSBURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY AREA

MARCH 23, 1992 AND APRIL 2, 1992

WAME AND ORGANIZATION

SUMMARY OF STATEMENT

STAFF COMMENTS

individual Properties (See asttached Map)

Steve Orens, Clarksburg Trisngle Property,
517 acres

Proposes residential use for the CT propsrty that
erphusizes slngle-family detached units end semi-
deteched units that are single-family in charac-
ter. Proposee density at 6-8 dufec and gerden
spartments on the Interior sites, and e modest
proportion of tourhouses. Proposes g transit-
serviceable community with @ grid street patiern.
Proposal {ncludes: a 200-room hotel; an slemen-
tary school; religlous end civic space; & 200-
space perk and ride lot for MARC; end & nelfghbor-
hood shopping complex.

Proposes minimal disturbence within the streem
valley buffers end wetlends on the €Y. Leocelized
on-site dry stormwater mansgement ponds may be
bulte within the stream velley buffers, comweyed
by & storm drainage system. Proposes congerving
existing tree cover in the stream valley buffers.

Believes the Plan proposel for single-family de-
deteched units at 2-4 du/ec for the CY property is
unaffordeble and westeful. The property should be
made available for units on more compact lote,
comparable to the R-60 pattern.

Suggests PD or MHX-1 zoning for the residential
and commercial aress. Believes R-200/RMX-1 with
108°'s (meximum potential of 1000 TOR's) f2 not
appropriste. Significent utilization of T0Re will
frvolve enother cost element to make the goa! of
effordeble housing unstteinable.

the gensral developmant projram suggested by the
property owner s congistent with the Plan with
several exceptions: 3 The inclusion of 2-4
mitifon sa. ft. of employwment (see Employment Uses
discussiony: 23 The locetion of retaeil uses st
the southwest edpe of the property, separate
cepter where higher densities are clustered: 3)

1 .e proposal to include & hotel; snd, 4} The
percentage of apariments exce the steif recom-
f hous ing mix (3% compared to 10-20% recom-
mended by staff).

Staff contir to recommend the lend-use pattern
proposed in the Preliminery Draft Plan,

Ho disturbance of the regulatory stream buffer
should be proposed unless 1t s sbeolutely assen-
tial snd unavoidable. Steff proposed an expanded
butfer srea cutside of the reguletory buffer wherae
on-afte stormeater agement way be placed.

LT
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Background Materials for PHED Committee
Worksession #5: Clarksburg Master Plan Land Use
Issues in Ten Mile Creek Sub-Drainage Basin (December
3, 1993).
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PHED COMMITTEE #1
December 6, 1993

MEMORANDYUH
December 3, 1993
TO: Planning, Housing and Economic Development Committee {(PHED)

FROM: Marlene L. Michaelsonﬁ‘Senior Legislative Analyst

SUBJECT: Worksession: Clarksburz Master Plan

This will be the PHED Committee's fifth worksession on the Clarksburg
Master Plan. Today's worksession agenda is as follows:

I. Signature Sites in Town Center
II. Ten Mile Creek Area
~III. 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 1 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-270. 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. '
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As the Committee will recall, Councilmember Adams asked Planning Staff to
consider whether i¢ 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 envirommental 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
surfaces could be accommodated and may even be preferable f£rom an
environmental perspective as compared to the Planning Board Drafti’s
recommendations due to the reduction in impervious surfaces and the difference
in grading requirements. There are several guestions which the Committee may
want to address at the worksession:

s Will it be feasible to build signature office buildings with the
proposed limits on impervious surfaces?

e 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 summarized 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, €. Site 30.

A. Area Recommended for Rural Residential Zoning

The area recommended {or 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:



133

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 make: it more likely that this area can maintain
higher quality if left undeveloped than Little Seneca Creek.

2. Due to the environmental comstraints throughout the 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 usges 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 te 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 patterms. 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
tc cap impervious surfaces, to monitor water quality and to stage development
related to water quality. 7These 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, por have the property owners presented any conclusive evidence to
show that it would mot. 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 the Council must make
without conclusive evidence one way cor the other.
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The Master Plan concludes:

"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.”

Given the uncertainties, staff recomsends endorsing the low 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 per 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 toc the County's agricultural programs to use the RDT zone as a
holding zone for potential future development and that a decision to zomne 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 recommendation, 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} objected to the Plan's recommendations for several reasons including
the following: '

el The property was zoned R-200 in 1958; that zoning was confirmed in
several planning documents that have been adopted since that time.

0 The suitability of the soil for agriculture is poor.

o It is inappropriate to zone property RDT to serve as a "tranmsition”
between more productive 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 [armed 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/Shilch 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 Comus 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 gever. 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
easgt side of I1-270 is recommended for industrial uses.
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Comus Industrial Park Joint Vemture: This 152 acre property is located
in the northwest quadrant of Comus Road and I-270. The property was
rezoned I-3 in 1969 and the owner objects to the downzoning 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: This 78-acre farm is located west of Shiloh Church
Road. The property owner objectz to the RDT zoning and believes the site
is appropriate for R-200 zoning and that the County needs more affordable
housing.

Mease Property: This 100 acre farm iz 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 zoning) so the
owners will have an opportunity to sell TDRS.

The Council also received testimony suggesting that Ten Mile Creek,
rather than Shilch Church Road should serve as the boundary for the
Agricultural Preserve. Planning Staff caution against using a creek as a
zoning boundary sgince 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
site. The Plan makes varivus 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 advisory group as well as a technical
advisory group to evaluate proposed public uses.

el Preparation of a draft plan for review and comment by the community
and presentation of the plan at a public meeting.



PART 5

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 MAHYLAND-NATiONAL CAPITAL PARK AND PLANNING COMMISSION
— 8787 Georgia Avenue ¢ Silver Spring, Maryland 20810-3780

| | {301) 495-4605

y [

April 19, 1994

The Honorable William E. Hanna, Jr.

Chairman

Planning, Housing and Economic Development Committee
Montgomery County Council

Stella B. Werner Council Office Building

100 Maryland Avenue

Rockville, MD 20850

Dear Mr. Hanna:

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).

PLANNING BOARD RECOMMENDATION: MODIFIED OPTION #3--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



140

East Side Priority
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The Honorable William E. Hanna, Jr.

Page Two

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 in the Staff Options Report:

This option stages development in response to a number
of the fiscal, community 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.



ATTACHMENT 1

PANEL PARTICIPANTS

NAME

REPRESENTING

Dick Strombotns

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 Coneortium (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

Bowis & Funt Properties

Steve Klebanoff

Piedmont Land Associates/Clarksburg Land Associates

Steve Kawfman

Piedmont Land Association etc.

Malcolm D. Rivkin

Clarksburg Triangle

Steve QOrens

Clarksburg Triangle

Mark Priis

Linthicum Farm

John Cook

Winchester Homes

Roger Bain

Clarksburg Triangle

Tony Natelli

Northern MD Route 121 Group
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ATTACHMENT 2

COMMISSIONER RICHARDSON’S MINORITY OPINION:

As noted earlier, Commissioner Richardson is supportive of a
modified version of Option 4: Pay As You Go Development that
would place a priority on the development of 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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L. 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 bousing needs,
especially in terms of single-family detached homes.
This fact argues for the early development of Clarksburg.

At the same time, a significant amount of infrastructure
will be needed to implement this Plan, ineluding new
interchanges along I-270, new highways, schools, a
library, and parks. A fiscal impact analysis done by the
Montgomery County Office 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 tco both these fiscal uncertainties and
multiple land use concerns. The Master Plan includes two options
with regard to staging:

Option A assumes that new revenue mechanisms are in place
or imminent and that public funds are available for the
public share of funds required for infrastructure to
serve the Planning Area and therefore does not recommend
staging. Option B assumes that financing is mnot
available and that staging will be regquired. The
description of Option B includes principles related to
staging but does not include a staging plan (See
Attachment #1).

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
worksession. 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 worksession on this issue. If the council
decides that staging is necessary, it is imperative that
they have options before them for text to add to the
Master Plan that would describe a specific staging plan.™

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 strencths and weaknesses.



I1. 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 related 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

Clarksburyg. The updated guiding principles are presented as
follows:
1) Wastewater treatment and transmission limitations.
2) Fiscal concerns.
3) Coordination of land development and public
infrastructure.

4) Development of a strong community idemntity.
5) 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
detalil as follows:

PRINCIPLE #1: WASTEWATER TREATMENT AND 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 wastewvater 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 capacity
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 WWITP/WWPS
complex. A wvariety of projects are programmed within WSSC's
approved CIP to augment or relieve existing pipelines and
facilities. These projects will provide long-term solutions to the
wastewater transmission 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 preojects in the CIP will provide only very
short term relief to the serious treatment capacity problems at the
Seneca WWIP/WWPS complex. The incremental capacity provided by
these projects will only reduce the amcunt cof 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 "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." Currently, no specific
solution to the Seneca Creek wastewater treatment problem has been
agreed upon. 8taff estimate that a viable solution to the Seneca
Creek wastewater treatment problem is at least 5 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. Specifically, all
four staging options recommend that no new development, beyond that
which has already received sewer permit authorizations (COMSAT,
Gateway 270, and the new elementary school), should proceed until
a wastewater treatment solutiom is in place.
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PRINCIPLE #2: FISBCAL CONCE

The timing and seguence of development in Clarksburg should be
responsive to the County’s limited ability to fund capital
impro nts ¥ ired by new growth in the area.

The Office of Planning Implementation’s (OPI) fiscal impact
analysis o6f Clarksburg {(August, 1893) 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 $36.2 million from new development in Clarksburg, and
property and income taxes could contribute another $124 million
towvards debt service over 40 vears. This total contribution of
$160.8 million from adopted revenue sources still falls almost $90
million short of providing 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 wuse 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



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
red 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 mechanisns. An optimistic
approach assumes that development districts or similar financing
mechanisms will indeed be able to account for a significant portion
of the %90 mnillion 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 1is an
example of this approach).

A less optimistic, more fiscally conservative approach assumes that
development districts or similar financing mechanisms may not be
readily avalilable in the near future or will only be able to
account for a limited portion of the $90 million shortfall. 1In
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 vyears. 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 reqguire 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 expanditures 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 by geographic staging will enable the County to make the
best possible use of the limited funding available for Clarksburg.

Purthermore, 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 Jjobs,
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. 1In this way,
Clarksburg can avoid the undue traffic congestion and sewerage
system overlocad 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 community
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



housing units 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-FEconomic Mix: Provide a sultable mix of
dwelling units (roughly 20% multi-family, 35% townhouse,
and 40% single family) to ensure a balanced socio-
econonic mix for schools in the avsas.

% Coordinated Residential and Commercial Develobment:
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 units are needed to
support a retail development that includes a grocery
store.

POLICY # 53

ET 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 so0 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 alsoc be made available for
development 1in 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 1living styles, and encourages wider
experimentation in improved community design.

POLICY #6: WATER

. QUALITY PROTECTION

The timing and seguence of development in Clarksburg should respond
to the unigue environmental gualities 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 gquality, 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 unigque character and
must be protected.®



In response to these environmental c¢oncerns, the Master Plan
proposed that 80% of Clarksburg’s future development be
concentrated in cne-third of the community’s land area (primarily
these 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 technigues, and water gquality 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.

IZI. 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 adeguate 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.




Previously Approved Development in the Pipeline: All
options assume that previocusly 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 Transnission Constraints
Fxist 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 1 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 tco 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 Adegquate
Public Facilities Ordinance (APFO) and the Annual Growth
Policvy (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.

8. DESBCRIPTION

ALYSIS OF STAGING OPTIONS

The staging options are summarized on the following pages. Four
options are presented for review:

Option 1: I-270 Employment Priority

Option 2: Town Center/Transit Corridor Priority
Option 3: East Side of I-270 Priority

Option 4: Pay-As-You-Go Development
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For each
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option, the following information 1is 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 1:
Employment Center Priority
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STAGING OPTION 1:

OVERVIEW OF REY CHARACTERISTICS

EMPLOYMENT CORRIDOR PRIORITY

TIONALE DESCRIPTION ETAGING
TRIGGER MECHANISHM

Gives early STAGE 1: STAGE 1: STAGE 1:
development Development Plan Simultaneous
priority to limited to those | adoption. area-wide SMA
the Transit properties with and Ten-Year
Corridor and existing sewer Water and
signature authorizations. STAGE 2: Sewer Plan
facility A solution to | amendment,
properties. wastewater

STAGE 23 treatment OR
{Developnent Developnent problem is
districts or allowed to 100% Downzoning to
other non- proceed within programmed in | interim
traditional the Comsat first 4 years | zoning
financing tributary sub- of CIP categories.
mechanisms watershed, the
will not be Stringtown Creek AND
able to fully sub-watershed, STAGE 2:
fund and on signature | Clarksburg Ten—Year
Clarksburg facilities not Facilities Water and
infrastructure | included in the Plan Sewer Plan
costs.) Ten Mile Creek completed amendment or

watershed. Stage 2 Area
Provide for AND SMA depending
the efficient on mechanisn
coordination STAGE 3: One or more employed
of land Development infra- above.
development allowed to structure
and major proceed within financing
public the remaining mechanisms STAGE 3:
infrastructure | areas of are in place. | Ten-Year
improvements. Clarksburg. Water and

Protect water
gquality in
environment-
ally sensitive
areas.

STAGE 3:
I-270/Newcut
Road Inter-
change is
100%
programmed
in first 4
yvears of CIP

AND

One or more
non-
traditional
financing
mechanisns
are in place.

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:

LOYMENT CORRIDOR PRIORITY

%iﬁh@ugh this option reinforces the Cot il’s desire to promote a
ent corridor identity to the properties along I-
270 in @iaxkﬁburg, it fails to respond to actual market
the area (which is actively calling for single family bhousing) and
does not support the ¢ ity identity goals established in the
Master Plan because it does mnot include the To Center.

@hxg option is also ezxtremely limited in terms of the unt and
of residential development which would proceed over the next
to 15 years.

1

ETREEGTHS:

FISCAL I&SUES:

* 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 sewer
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 cuality testing goals, which call
for the initial monitoring of one or two limited, sub-
watershed areas.



88ES .

FISCAL I1SSUES:

May not provide a sufficient critical mass of development to
make development districts or other public/private financing
mechanisms feasible.

ITY BUILDING:

Short-term esaplovment nmarket 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 adeguate mix of housing types to satisfy
school district objectives of a balanced socico-economic mix
within school service areas.

Does not provide enough development competition to offer 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 Center/Transit Corridor Priority
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STAGING COPTION #2: TO

CENTER/TRANSIT CORRIDOR PRIOCRITY

OVERVIEW OF EKEY CHARACTERISTICS

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
guality in
environmentally
sensitive
areas.

Partially
respond to
market demand
for housing.

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
allowved to
proceed in the
remainder of
Clarksburg.

problems is
100%
programmed in
first 4 vears
cf CIP

AND

Clarksburg
Facilities
Plan is

completed

AND

One or more
financing
mechanisms
are in place.

STAGE 3:
I-270/Newcut
Road Inteyr-
change is
100%
programmed
in first 4
vears of CIP

AND

One or more
non-
traditional
financing
mechanisms
are in place.

TIONALE DEECRIPTION STAGING IHPLEMENTING
TRIGGER® HECE ISMS
Limit County’s STAGE 1: STAGE 1: STAGE 1:
financial Development Plan Simultansous
burdens by limited to those | adoption. area-wide 8
geographically properties with and Ten-Year
staging existing sewer Water and
development. authorizations. STAGE 2: Sewer Plan
A solution to | amendment,
{Development wvastewvater
districts or STAGE 2: treatment 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
emploved
above.

Floating zone
approvals in
areas with PD,
PN, or MX
zoning.




OPTION 2: TO S8IT CORRIDOR PRIORITY

CENTER /TR

SUMMARY OBSERVATIONS

This option effectively balances competing policies related to
County fiscal concerns, the coordination of land development and
infrastructure, enhancing community identity and design, and
protecting local water lity. ile this option may mnot provide
as much 8tage 2 development potential as some would desire, it does
still allow for more development than is anticipated by 0PI over
the next 10 years. ¢Given the capacity limitations of both the
Seneca Creek wastevater trea Bt plant amd the proposed I-270
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 I8 THE PLANNING BOARD S8TAFF’sS PREFERRED AND RECOMMENDED
STAGING OPTION FOR CLARRBBURG.

STRENGTHS :
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 IAND 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 BUIILDING:

* 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 school
district objectives of a balanced socio-economic mix within
school service areas.

169
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MARKET RESPONSIVENESS:

*

Allows for some residential development so that Montgomery
County can respond to market demand and begin to achieve its
forecasted share of regional housing construction.

Provides enough development competition to offer a range of
choice in housing prices and living stvyles.

Concentrates development on the East 8ide, 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.

WEAKHNESEES:

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 OUALITY PROTECTION:

*

Higher density development of the Town Center may negatively
impact the water gquality in the environmentally sensitive
headwaters of the Little Seneca Creek drainage basin.



STAGING OPTION #3
East Side Priority
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STAGING OPTION #3: EAST SIDE PRIORITY:
OVERVIEW OF EKEY CHARBCTERISTICS

RATIONALE DESCRIPTION BTAGING
IGe

Limit County’s STAGE 1: STAGE 1: STAGE 1:
financial Development Plan Simultaneous
burden by limited to those | adoption. area~wide SMA
geographically properties with and Ten-Year
staging existing sewer Water and
development. authorizations. STAGE 2: Sewer Plan

A solution amendment,
{Development to
districts or STAGE 2: wastewater OR
other financing | Development treatment

mechanisns 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.

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
Clarksburqg) .

problem is
100%
programmed
in first 4
vears of CIP

AND

Clarksburg
Facilities
Plan is

completed

AND

One or more
Eastside
financing
mechanisms
are in
place.

STAGE 3:
1-270/Newcut
Road Inter-
change is
100%
programmed
in first 4
yvears of CIP

AND

One or more
Westside
financing
mechanisms
are
implemented.

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 PRICRITY

SUMMARY OBSERVATIONS

This option stages development in response to a number of the
fiscal, community building and environmental limitations of the
area while still allowing for ample residential development over
the next decade. About 2/3 of the proposed residential umits for
Clarksburg would be allowed to proceed with development in Stage 2.

A major drawback of this option, however, is that it allows
significantly more development to proceed in Stage 2 (approximately
11,400 units} than the available capacity previded by the I-270/MD
121 Interchange (3,000 units). Thus, this option will likely raise
unrealistic 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.

COCRDINATION OF IAND DEVELOPMENT AND 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 adeguate 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 eastside, which 1is less
environmentally sensitive than the Ten Mile Creek watershed.

WEARKNESSES:
FISCAL ISSUES:

* May result in competition with the rest of Montgomery County
for scarce public monies (if development districts do not
fully cover necessary costs of other infrastructure such as
schools, recreational facilities, etc.).

COORDINATION OF TAND 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 QUATLITY 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 guality in the environmentally sensitive
headwaters of the Little Seneca Creek drainage basin.
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STAGING OPTION #4
Pay As You Go
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Staging Option 4:
Pay-As-You-Go Development
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STAGING OPTION #4:

PAY~-AS-Y0U=-G0O DEVELOPMENT
OVERVIEW OF KEY CHARACTERISTICS

RATIONALE DESCRIPTION ETAGING IMPLEMENTATION
TRIGGER= MECHANISBHMS
No need for STAGE 1: STAGE 1: STAGE 1:
staging beyond Development Plan Simultaneous
initial limited to those | adoption. area-wide SMA
wastewater properties with and Ten-Year
treatment and existing sewer Water and
transmission authorizations. Sewer Plan
constraints. anmendment,
Development OR
districts or
other non- Downzoning to
traditional interim zoning
financing categories.
mechanisms will
be able to pay
for a
significant STAGE 2: STAGE 2: A STAGE 2: Ten-
portion of Development solution for | Year Water and
Clarksburg allowed to wastewater Sewer Plan
infrastructure proceed treatment amendment or
costs. throughout problem is SMA (depending
Clarksburg 100% on mechanism
subject to the programmed employed
No economies of | availability of in first 4 above) .

scale can be
achieved by
geographic
staging of
development.

funding for
necessary public
infrastructure
improvements.

years of CIP
AND

Clarksburg
Facilities
Plan is

completed

AND

One or more
development
districts or
similar non-
traditional
financing
mechanisms
are
implemented.




OPTION 4: PAY-A5-YOU-GO

SUMMARY OBSERVATIONS

ile y@ﬁp@mﬁimg to market and for wunlimited residential
unities in Clarksburg, this option fails to address
infrastructure, o ty building, and w&t@r
issues that are also portant to the co

D 1231 interchange also
suggests %ﬁ&t development will be limited to approximately 3,000
dwelling its until the I-270/Newcut Road interchange can be
progr d in the State’s Comprehensive Transportatiom Plan (this
project is an estimated 10 teo 15 years off). Thus, this option
would c¢reate ealistic ectations within the development
e unity concerning the ount of development allowable in the
near future.

Finally, considerable differences of opinion exist between OPFI and
Planning Board staff concerning the fiscal value of this option.
OPI staff believe that this staging option allows the development
community 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.

STRENGTHE :

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
cpportunities 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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¥EARKNEESESESR::

FISCAL ISSUES:

*

May be difficult to accurately determine the costg of needed
infrastructure over the long term, which could result in
government paying a greater share of infrastructure costs than
expected.

May result in competition with the rest of Montgomery County
for scarce public monies (if development districts do not
fully cover necessary infrastructure 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 predetermined 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 gquality 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.
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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.






ATTACHMENTS



18  SOURCE: MCPB WORKSESSION #10 — CLARKSBURG MASTER PLAN -~ 1-21-93

nd Use Planning Related

a. To create a strong sense of co nity identity and
provide a model for later development elsewhere in
the area, include portions of Town Cen in
early phases of development.

b. Assure that areas planned f£for higher density
development near transit are not preempted by less
intensive uses.

c. Help assur at essential iec facilities,
particularly schools  and water/sewex infra-
structure, are planned in seguence wi
development.

2. Fiscal Related

a. Ensure that the timing and seguence 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.

da. Include funding of school construction (not just
the dedication of school sites) and other public
facilities as elements of public-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-te
Capltal Improvements Program (CIP).

3. 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 - 15% of the County
forecasted annual residential growth.

c. Establish a staging segquence 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 stage to promote an
active, healthy market.

C. APPLICATION OF 8TAGING PRINCIPLES TO PLANNING DIBTRICTSE

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 discussion purposes. The events needed to “open®
each of the planning districts needs further refinement and staff
will continue to work on these events prior to the February 25
worksession on Implementation.

As background to the lively discussion that is expected on this
subject, staff would like to highlight the key features of the
staging approach reflected on pages 14 and 15:

1. 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
jdentified in later stages of development.

3. Although the staging recommendations identify the Town
Center as top priority and the Cabin Branch Neighborhood
as later priority, the map intentionally avoids a
sequential format for staging (e.g., Stage I, Stage II,
etc.) of the districts and relies instead on staging
objectives and events for each area.
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8787 Georgia Avenue ® Silver Spring, Maryland 20810-3760

April 15, 1994

TO: Laura Briggs, Community Planning Division

VIA: Jorge A. Valladares, P.E., Chief
Environmental Planning Division

FROM: Laura Bachle 7E
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." 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 categoery changes in these
areas now have a condition which notifies the developer that
plumbing permits may not be honored due to the overflow problemn.

Sewer service in the Seneca C(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 (5-84.29 & S-84.30) which run along the shore
of Little Seneca Lake. A new PDF that explores pumpover options
has been reguested. Currently, the lack of infrastructurse is
affecting development activity din the northern portion of
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Germantown. Milestone is immediately affected.

The second deficiency concerns treatment capacity. Once the
sewer transmission problems can be addressed, then there has to be
a way of treating the increased effluent. This will require a
decision about how to supply additional treatment capacity. &
number of 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 relief for the Muddy Branch sewer. This upgrade
in capacity will be 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 treatment 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 vears.

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 it 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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CLARKSBURG
MASTER
PLAN—
TECHNICAL
APPENDIX

iscussion 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 r commended 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 Plan of subdivision that has been pending at the Planning Board,
awalting 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 ser-
vice to this property in the near term.



Fiscal Impact Analysis Sumn

ry

The Clarksburg Master Plan and Hyattstown Special Study Area Fiscal
Impact Analysis (July 1993) prepared by Montgomery County Government,
Office of Planning Implementation (OP1) is available at the OPI office in
Rockville. A reference copy is also available {or 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 vears. 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
idenufy 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 1s 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 {ol-
lows:



multi-family units $900 1o $3,079

townhomes $2,100 10 $7,138
single-family detached homes $4.800 10 $16,439
R&D/office $2.40 to $8.21/square foot
general office and retail use $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 implementauon 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
(ie., $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. OP1 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-Rangc 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 lor debt service payments. This limit 1s 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.
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THElMARYLAND$ﬂ¥HGNAL CAPITAL PARK AND PLANNING COMMISSION
] ] 8787 Georgia Avenue ¢ Silver Spring, Maryland 20910-3780
i
—

MCPB NO. 94-8
M-NCPPC NO. 924-10

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
Developmant 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 amended; 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 30, 1993; and

WHEREAS, the Montgomery County Council, sitting as the
District Council for the porticon 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



198

WHEREAS, the District Council, on May 23, 1%%4, 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 Countles, as reguired by law.

R RS SRR EREEEESEEESEN]

This 1s 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 Commissicn on
motion of Commissioner Richardson, seconded by Commissioner
Floreen, with Commissioners Hussmann, Floreen, Arcn, Baptiste and
Richardson voting in favor of the motion at its regular meeting
held on Thursday, June 9, 1994, in Silver Spring, Maryland.

[;%; Ar***«QAj&5&/$L~“
RGPS
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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.

e e st=
(D

Le OX;Ju Hedgepeth
Executive Diregtor



Resoclution No.: 12=-1632
Introduced: May 23, 1984 199
Adopted: May 23, 1994

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

By: District Council

pd
.

Subject:

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.

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.

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.

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.

On October &4 and 18, 1993 and November 8 and 29, 1993 and December 6 and
13, 1993, January 31, 1994, February L, 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.

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.



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) Draft Clarksburg Master
Plan for 60 days.

Actionm

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

The Planning Board (Final) Draft Clarksburg Master Plan and Hyattstown
Special Study Area, dated Jume 1993, is approved 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.

CLARKSBURG MASTER PLAN AND HYATTSTOWN SPECIAL STUDY AREA

Page vi, paragraph 1, sentence 2:

[The Adv1sory Committee does not take a p031t10n or vote as a body.] It

INTRODUCTION
Page 1, lst paragraph:

This Plan is the culmination of a five[threel-year process that has
featured over 30 meetings of the Clarksburg Master Plan Citizens Advisory
Commlttee, 13 Planning Board workse551ons, 18 County Council Planning

i v ment i ty. i
worksessions, community workshops on a variety of planning topics,
property owners workshops, technical workgroup meetings on staging and
implementation, and close coordination with govermmental 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
1-270. 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 1-270.]

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
env1ronmenta1 concern. ] and thtle Seneca Creek be afforded special




Page

Page

Page

Page

Page

Page

-

Resolution No. 12-1632

&, policy 8 under third paragraph:

8. This Plan emphasizes the importance [balances the rolel] of 1-270 as
a high—technology corridor for Montgomery County {[with the town

scale of development proposed for Clarksburg.] angd .
preserves kev sites adiacent to I1-270 for future nmplovm ﬁt Qvtlons,

6, policy 10 under third paragraph:

10. This Plan recommends [that zoning implementation policies in
Clarksbufg should be responsive to fiscal concerns.] development be
ﬂ.l concerns and to be regponsive to community

7, revise Figure & to reflect County Council changes.
8, paragraph 6, lst sentence:

The 1993 CGeneral Plan Refipement of the Goals and Objectives for
Mountgomery County [will] amends the 1964 General Plan, commonly called
", . . on Wedges and Corridors' and the 1969 Updated General Plan for
Montgomery County (approved in 1970).

10, first paragraph:

This Master Plan seeks to retain the existing employment centers in
Clarksburg and adds employment acreage along selected locations near
1-270. [The Plan does not seek a vast expansion of employment
opportunities in the area, allowing the major portion of economic
activity to be directed to the Urban Ring and more developed portions of
the Corridor (Economic Act1v1ty Objectlve 6).1 Thls gngmgantlgn

;gglgn Improv1ng connectlons between commerc1a1 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 eccnomic activity
are in accord with Vision 6 of the State Planning Act —-— economic growth
is encouraged.

12, paragraph 2:

The General Plan Refinement recognizeldl]s 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
geoals and objectives can be made.”



FAVFES

Page

Page

Page

Resolution No. 12-1632

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 z 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 1-270. {[More
than one-—third of the Study Area is designated for rural and agricultural
land uses.]

12, paragraph 6:

The County Council Public Hearing on the Planning Board {Final)
Draft Plan provided [will offer] the general public an opportunity to
express their concerms to the Council. After the Public Hearing, a
series of Council worksessions were [will be] held and appropriate
revisions to the Plan were [will be] made. [It is anticipated that the
Plan will be adopted by the County Council by early 1994.]

13, revise Figure 6 to reflect County Council action.

VISION FOR THE FUTURE

Page

Page

16, paragraph 2:

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

16, after paragraph 3:
1968 1989 [Planning Board]
Clarksburg Germantown  [Draft] 1994 Clarksburg
Master Plan Master Plan Master Plan

Population 41,900 92,000 {44,000] 43.000

Page 16, add new bullet to bottom of page:

Page 17, revise Figure 7 to reflect County Council changes
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Page

Page

Page

Page

Page

Page

Page

Resolution No. 12-1632

18, paragraph 1l:
POLICY 2: HNATURAL ENVIROMMENT
This Plan recomsends that Clarksburg’s patural features,

particnlarly stream valleys, be protected and [designates the] rec et
Ten Mile Creek [Area as an area of speclal env1r0nnental concern.} and

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. Within the develcoped portion of the Study Area,
this Plan proposes environmentally related guidelines for roads,
stormwater management, and noise as a means to ptotect features.]
t t environment i ngider
t velopment t n the high- it nvironment of

Clarksburg. This Plan protects the most sensitive environmental

resources by applyving additional water guality review and monitoring
requirements.

18, after bullet 5:
o) R n v nt in th t itive w n Mi
reek r onl fter the implementation an v tion of th
wat it view h ted.
24, after bullet 5:

o . . : ctori . " 0" to h
preserve their character.

25, revise Figure 11 to reflect County Council changes

26, after bullet 7:

27, revise Figure 12 to reflect County Council changes
30, paragraph 1l:

POLICY 8: EMPLOYMENT

e of I=-270 as

This Plan [balances the role] em : he importan
a high-techmology corridor for Hontgo-ery County [v1th the town scale of

dmlop-ent proposed for Clarksburs ] and the region and preserves key




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 cffice 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 sﬂuthern emﬁ of
the Study Area where Comsat and Gateway 270 are located.] Al h these
LwWo es are likelv to meet employment needs for vear to cameg thl

' cognizes the long term importance of 1-270 a hnolog:

Page 30, before bullet 1:

o Continyes the role of 1I-270 as a high technology center but proposes
a scale and intensity of emplovment use that igs consistent wlth a
town f velopment.

Page 31, revise Figure 14 to reflect County Council changes:
Page 32, bullet 1:

o Proposes that [2,100] 1,900 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:

0 Proposes that certain areas in the vicinity of Clarksburg be removed
from the Agricultural Reserve. Approximately (380] 425 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 County Council changes.



Resolution No. 12-1632

Page 34, revise as follows:

POLICY 10: STAGING

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 additiomal revenue sources to
fund these facilities.

B. Plan jectiv to foster rl v ment of the Town nter and

fo 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. ]

fo Includes two zoning implementation options which address different
fiscal scenarios.]

o Qutlines 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

USE PLAN

Page 37, paragraph 1, third sentence:

The are
agricul

a st of Ten Mile Creek {Areal] is proposad for rural and
£ usges.
Page 38, Figure 17 to be revise to reflect County Council changes.

Page 39, Table 2, revise as follows:

Table 2
RNDED HOUSING APHIC ABEA
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 Mi t __ 0% _0-30% 70-100%
Total Study Area 15-25% 30-40% 40-50%

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



Resolution No. 12-1632

Page 40, Table 1, revise as follows:
Table 1

SUMMARY OF MAXTMUM END-STATE DEVELOPHMENT
POTENTIAL BY GEOGRAPHIC ARRA®

Employment

' Dwelling - and Retail

Planning Subarea Acres Unitsg* {Square Feet)

Town Center District 63515907 2.,600[3,390} 770.000[227,0001]

Transit Corridor District 990 2,790 3.300,000-5,000,000%%*

{5,600,0001]
[Transitway Area 460 1,430 5,444,000}
[MD 355 Area 530 1,360 156,000}

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

Cabin Branch Neighborhood 950 1,950{2,2801 2,420,00011,311,0001

Ridge Road Transition Area 900 540f490] 26,000

Brink Road Transition Area 860 ) 1,000 871,000

Hyattstown Special Study Area 687570} 15012801 155,000

Ten Mile Creek Area 3.588(3,750] 1.240[4801 960.000[160,0001]

Totals 9,6 70%%% 14,93Q%** 8,611,000-10,311,000%w*%x*

[9,700] {15,400] {8,500,000]

* See the Technical Appendix for a description of the methodology used to
calculate end-state development. End-stat v ment i n_zZon
holding capacity yields.

*%* [Seneca Correctional Fac111ty ]MMQHLMQQEQB_QL_QQ

t n wh h r M t.rHPN rit.r 1 tin t
t it—orient v ment met.

#%% Rounded.

Note: All nusbers in the text will be changed in accordance with this table.



Resoclution No. 12-1632

Page 41, Figure 18, revise to reflect County Council changes.

Page 42, add bullet after bullet 1:

ept of I1-270

has the

Page 42, lst paragraph after bullet 2:

In terms of residential uses, the Plan assumes an ultimate build-out of

approximately [3,400] 2,600 units in the Town Center. The recommended
guidelines in terms of mix of units are as follows:

Multi-Family 25 to 45%
Attached 30 to 50%
Detached 10 to 20%




Resolution No. 12-1632

Page 42, add at end of page:

The Town Center DlStrlCt boundarv blsects some Drooertlesa Dortlons of

Page 43, revise Figure 19 to reflect County Council changes.

Page 44, paragraph 1, lst 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 "e The open space element in the triangle

formed

proposed for the Town Center. Facilities should be Dlanned in this
t n nd intensiv n tri iented; t lan

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 offlce, llbrary, [sen1or c1tlzens center ] and communlty center

regquired under the RMX zone. A ClVlC use may be an aoproprlate amenltv
for this area.

Page 48, bullet 2, paragraph 2:

A tramsit 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[Tlhis FPlan endorses the long-term future
replacement of this school at another locat1onA_&hg,ggn_;nggg_ggg;g_igg

£ nti £ £

Page 49, revise Figure 21 to reflect County Council changes.



Resolution No. 12-1632

Page 52, add as last sentence to second paragraph, under first bullet:

z,timll svstem, buf should not b any wider than necessary in

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:

Page 54, paragraph 4:

Page

The Plan assumes a maximum build-out potential of [5.6]5 million square
feat of loyment 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 contlnued bulldout of these propertles as major employment
centers. ] eve ] ]

The Plan does recommend a relatlvely small portlon of ﬁhe 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

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} LQQQQ dwelllng unlts 1n
close prox1m1ty to employment s al c 2 rVa
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Resclution No. 12-1632

/=9 dwelllnx unlts per acre. Aithouzh traversgd Qx Q§§2§vgtgg

Drlve/trans_ltWav, this property 13 U.Ot DTODQSQd as_a transit stop nor is

63, paragraph 4:

This Plan concludes that the opportunity to provide a
transit-oriented [serviceable] residential neighborhood and re-inforce
the I-270 high-tech corridor concept are [{is] the most 1mportant Dubllc
policy objectives. This Plan proposes that the envirommental concerns be
addressed by mitigation strategies, discussed in the Environmental Plan
chapter, at time of development. This Plan also proposes buffers along
the streams.

63, text below the last bullet:

Residential - [2,280] 1.950 dwelling units
Employment - {900,000-1,200,000]2.000.000 -~ 2,300,000 square feet
Retail - [110,0001120.000 square feet.

64, revise Figure 26 to reflect County Council changes.
65, revise Figure 27 to reflect County Council changes.
66, after lst paragraph:
Detached 45 - 55%

Attached 35 ~ 453% {(includ
Multi-family  10-20%

66, and a new bullet before the first bullet:
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The MXPD Zone would allow more intensive office uses on the northern
portion of this site than would be aliowed under the RMX base zone.
Althcugh the southern portlon of the area fronting 1270 1s

Page 67, bullet 2 and the paragraph below it:

2

rovide a suitable tr ition to the Lo gpace character
[west of MD 121] south of West Qld Baltxmsrg Road toward Bovds.

[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
Neighberhood be set back from MD 121 or, altermatively, 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 0ld Baltimore Road towards the neighborhood center, school,

and park. ]

Farm) To further the Dlan Qb]ECthES regardlnz gpen space
preservation along MD 121, this Plan recommends densityv be clustered
away from MD 121. As with the Cabin Branch Neighborhood north of
West Old Baltlmore RoadsL the use of TDR s is recommended to achieve
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fe] T vi rom Rt. houl ma i n_an tructed.
H in houl luster w from Rt. 121 and 1 t in

the area shown on the land use plan go that it does ngt
obstruct the vigta from Rt. 121.

nge cgaged on the ovg__gggc .

Page 68, delete last bullet:

{o Include employment us=s 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 01d
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 0ld Baltimore Road.]

Page 69, sentences 1 & 2 of paragraph under last bullet:

East of Ridge Road, [a 9l-acre farm forms] two properties totalling
about 150 acres which are now being farmed form a transition between

half-acre, suburban residential development tc 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]are 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/Woodfleld Area. The Rural Cluster Zone encourages farming




Page 71,

Page 73,
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revise Figure 28 to reflect County Council changes.

bullet 2, paragraph 2:

[Since the proposed transitway traverses this property, the Plan includes
an option for a higher density mixed-use zone. In the near term,
however, low density uses are most appropriate to reflect the capacity of
West 0ld Baltimor< Road.]

Page 74,

L€

Page 75,

Page 77,

iast bullet:

Designate M-83 as an appropriate edge to the Agricultural Resexve
area east of Ridge Road.

East of Ridge Road, the proposed M-83 alignment forms 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 the acreage from the larger Agricultural Reserve area. The
Plan proposes a change to [1ow density residentiall rural land use

that allow W it ntial well min
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.}

revise Figure 29 to reflect County Council changes.

sub=bullet 2, add after second paragraph:

of these properties is a cemeterv and the ad1acent Dropertv to the north

is undeveloped. This Plan recommends removal of commercial desigmation

for the cemetery propertv. The Plan recommgnds the commercial

tion r_th ntire 1.7~ t rty 1 £ t th

Frederlck Countv line. Thls property is 1ocated in the Hvattstown
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77, third sub-bullet:

0 Support for the provision of [publiclcommunity sewer and water
service in the Hvaltstown Historic District

The provision of [public]community sewer service to Hyattstown is
esgential if the town is to survive. This Plan strongly endorses the
provision of service in s timely manner.

78, revise Figure 30 to reflect County Council changes.
79, revise Figure 31 to reflect County Council changes.
80, bullet 1, last paragréph:

The density recommended for the transition area is one unit per [f1ve§
Q acres[, ta relnforce the rural char&cter of the area] ' e

50115 It is ant1c1vated that poor 50115 for seutlc svstems w1ll
preclude an gverall den51tv of 1 dwelllnz unit per 2 acres. This Plan

éb:n £ KQ H btt tbwn
80, last bullet, paragraphs 1 and 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 alomnel,
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
1dent;f1ed a Dr91ect to resolve the Hvattstown sewerage needs. Should

anst;a;g §s [T}hls Plan 1ncludes a higher den51ty optlon 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 {PD-2 two units per acre) would only be
suitable if County efforts to _program a solution in the Countyv's adopted
CIP 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 feagible to develop the sewerage system necegsary for the higher

B B2
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Page 82, paragraph two under bullet 1:

Just north of the area zomed I-1, the Plan supports {a] the existing mix
of [special exception uses] rw ale se .es and residences. The
businesses located here are {already} non- conrormlng uses and have been
for many vears. Rezouning 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
1=-270w—g ﬁltuatlcn whlch w111 worsen as traffic volumes along I1-270
increase. L8 1 DE S ng would lmprove the vistas of those
entering Montgomerv Coumtv 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 contours. [The special exception review process will allow
consideration of the scale and character of non-residential uses and help
assure the exisgting character is malntalned ] The area racommended for
this p@llcy is shown in Figure 33. ends i 0 of

new zone to permit services of a scale and character whlch 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
recomnends that this area be zoned Rural with special exceptions used tg

maintain as many of the currently existing uses as possible.

Page 82, add a new bullet after the lst bullet:

[+

Page 83, revise Figure 33 to reflect County Council changes.
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Page 84, first subtitle:

TEN MILE CREEK AREA ([3,750] 3,588 Acres)
Page 85, revise Figure 34 to reflect County Council changes.
Page 86, the lst bullet and its text up to the following page:

o] d a land use pattern of Ten Mile Creek

{In terms of the area east of Ten Mile Creek, this Plan recommends a
rural residential land use pattern {(one lot per five acres).]
Because thig area 1s 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]

pgg s ;n TgnbM;lg Q reek . Anbopen space pattern exten51ve enough
to help protect the many natural attributes of the larger watershed
ig recommended by this Plan.

A more detailed discussion of the environmental characteristics and
concerns in this area 1s included in the Environmental Plan
chapter. During the Master Plan process, the importance of
protecting these envirommental resources was weighed against
competing County needs, in particular, the long term County-wide
need for addltlonal areas for 51ngle famlly detached hou51nga and

1T signific s ] {1f
developed at den51tles of 2 to 3 dwelllng unlts per acre9 the area
east of Ten Mile Creek could allow the development of over 1,000
units. ]

This Plan recommends an extensi el of environmental mitigation
because [preservation as the prlmary land use objective for the
following reasons:

o - AJall the environmental studies done as part of this Master
Plan process have identified Ten Mile Creek as a fragile stream
due to its delicate ecosvstem. 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
congideration.

{o The headwaters of Ten Mile Creek are located east of 1-270 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 Creel's
capacity to assimilate. Although without better monitoring
data and modeling, it is difficult to predict at what point
physical, chemical and bioclogical 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 qualily and may affect state staundards
for Class IV streams.]

[¥or these reagons, the Plan recommends low density regidential uses
east of Ten Mile Creek.]

Page 88, add two new bullets before the lst bullet:

,2_1__;:1_;@;;_:1_&11&;“-

The character Qf develooment at these 51tes 1s very 1mportant given

Plan chapter). The followlnz guldellnes are 1ntended tQ Loster

environmentally sensitive site plans when these sites develogp:

Q

Fach site shall have no more than 400.000 sguare feet of floor
area.

An imperviousness limit of 15% shall applv to the entirety of

each site (thls coverage shall be calculated gver the entlre

see flgure (to be arepared))

Development plans should include tightly clustered buildings
close to 1-270 to promote trangit serviceabilitv.

"Cess from MD 121 once
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Up to 900 dwelling units would be appropriate through the purchase
of TDRs if the following environmental and housing mix guidelines

future ;rkbt demgnd ﬁasteémEi
sure this tvpe of deve ne o

rvoir sit n n Mi is identifi tential

shown on the Masngg zla .

lst bullet and its text up to the following page:

Provide gemeral guidanmce in terms of future potemtial uses of
Coumnty—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:

Q 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
areda.

the property. A detentlon center for mlnlmum to medlum

ity i £ £ ti it
presently planned for Site 30, If the detention center is
located elsewhere. then an glternative pyblic use of similar
intengit Late,
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This Plan recommends that the ultimate [Land Use Plan for]
development ¢f Site 30 include the following elements:

o The greenway proposed along Ten Mile Cresk.

o Preservaltion of the Moneysworth Fars historic site on the
property {adaptive re-use of the building is encouraged).

o & compatible transition to surrounding rural and open space
uses.
o No access to Shiloh Church because a significant strean

crossing would be required.

o Degignation of a significant portion of Site 30 as open space.

{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 I-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 I-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 govermmental 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 planm by the Montgomery County
Planning Board for consistency with the goals and objectives of
the Clarksburg Master Plan.

o A County Executive Public Hearing om the draft plan.]

Page 89, revise Figure 36 to reflect County Council changes.
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ZONING PLAN

Page 93, replace Figure 38 with attached revised Zoning Plan.

Page 94, add as last sentence to 3rd paragraph under "1. Implementing
Mixed-Use Neighborhoods™:

Page %4, insert as last paragraph under "1. Implementing Mixed-Use
Neighborhoods®: '

The boundarvy of
alignment of

the Town (enter to the north and east is A-305. The
A-305 mav change as a [ ] £ desi and

221
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RE-2 Single~Fandly Detached
RE-1 Single~Family Detached
Single-Family

, Light Indusirial
28] Planned Develop
RMX-1 Residential - Mixed-Use, Co Center
RMX-2 Residential - Mixad-Uss, Co Center

MXPD Mixed-Uss, Planned Development
E Historic District

Ses Text For PD Option
See Taxt

e

-

CLARKSBURG MASTER PLAN

D HYATTSTOWN SPEC




Page 95, revise Table 3 as follows:

Table 3

Resplution No.

12-1632

Maxdimum
Potential
Recommended Development
Area Acres Zone Rights
Cabin Branch [430]355 RMX-1/TDR [1,000]734
Neighborhood 165 RE-1/TDR-2* 31
Newcut Road €70 R-200/TDR-3 €870
MD 355 Corridor 175 R-200/TDR-4 350
[Brink Road (130] [RE-2/TDR-2) {195]
Transition
Area]
[Total] [1,405] [2,2158)
Transit Corridor 41 R-200/TDR-7 205
Ten Mile Creek East 583 RE-1/TDR-2%* 194
Total 1,599 2.184

i

properties.

[oN}
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Page 95, insert at bottom of page:

3.

[ The Plan's dintent to keep emplovment uses clustered toward
I Z?Q rath@f than allowing buildings to sgpread over large

fmvlevment entef

RMX z n1 will th i r the northern

th mi u

Page 96, revise Table & as follows:

Table 4
SUMMARY OF ZONING CLASSIFICATIGNSl

Max1mum Denszty (Un1t§ Per

Zong iption

[RESIDENTIAL] AGRICULTURAL ZONES-

RDT Rural Density Transfer 1 Unit/25 Acres
RC Rural Cluster 1 Unit/5 Acres

Rural Rural 1 Unit/5 Acres
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RESIDENTIAL ZONE

RE-Z Single-~Family Detached 0.4/Acre
RE-1 Single~Family Detached 1.0/Acre
R-200 Single~Family 2.0/Acre
R-150 Single-Family 2.9/Acre
R-90 Single-Family 3.6/4cre
R=60 Single-Family 5.0/Acre
R-30 Multi-Family 14.5/4cre

RMX~1/TDR
R-200/TDR
[RE~2]RE-1/TDR

The TDR density shown on the
Zoning Plan can only be

achieved through the transfer of
development rights from the
Agricultural Reserve

MMERCIAL ZONES

C=1 Local Convenience Retail 30 Feet
Cc-2 General Commercial 3 Stories/42 Feet
C-Inn* Country Inn 2-1/2 Stories

EMPLOYMENT ZONES

I-1 Light Industrial 10 Stories/120 Feet

I1-3% Industrial Park 100 Feet/0.5 FAR

I-4 Low-Intensity, Light Industrial 42 Feet

PLANNED DEV PMENT AND D~-USE Z0N

PD* Planned Development Variable

PN* Planned Neighborhood Variable

MXPD#* Mixed-Use Planned Development Variable

RMX-1%*  Resgidential ~ Mixed-Use Variable
Development, Community Center

RMK-2% Same as above Variable

Note: * 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.

NSPORTATION ) MOBILITXY ®

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 truansitway are intended to serve the movement of longer
distance through traffic while local neighborhood streets and
neighborhood bus locops, bikeways, and walkways tend to only provide
access to the residential and business areas through which they pass.
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Page 102,

Page 103,

Page 103,

Page 104,
o)

Page 105,

Resolution No. 12-1632

bullet 8:

Identify a strategy in the Clarksburg Town Center and Hyattstown
Historic District to route regional through traffic away from these
sensitive areas and onto Imajor highways] I1-270. arterial roadwavs
and the transitway.

bullet &:

fdentify criteria for potential sites for heliports, which should be
evaluated as part of a region-wide heliport study.]

last paragraph:

contained] within tha eﬁtlre 1ength of the 4-19 {Observatlon Drive)
rlghtmofmway ffom GermanEOWﬂ to MD 355 (B-1). no: f

» Z c {Alternates that would separate the
tran51tway from the L 19 roadway alignment between West 0ld
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,] 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 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.] 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).

1nput xncludlnz but th 11m1ted to 3 Dubllc hearlng bv the'Counc11

Table 6, under Auto/Highway column, bullet 1:
Emphasize 1-270 [and M-83] for regional through trips

paragraph 1, lst 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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105, paragraph 2:

The recommended alignment[s are} is subject to’ further feasibility and
engineering studies to determine [their] its exact location(s],
cross~sectionis] and models] of operation. All options for use of
[these] this alignment{s] should be considered in the course of the MCDOT
design study, including grade separated and at-grade locations. [Al1]}The
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.

105, bullet 1, last sentence:

Initially, service to the Boyds MARC station is recommendsed, to be
followed by lomger distance bus connections along I-270 and [M-83]A-305.

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 [as interim uses] near future
transit stops. This strategy will help establish centers of transit
service which will ultimately evolve into transit stationms. This Plan
recommends the reservation of land to allow for a total of no more than

0 rk—and-ri t istribut the three ture t it
stops located within the Study Area. As noted in the Land Use Plan
apte a park-and-ride lot should be located on Comsat on i

106, paragraph 1:

The Plan concept for streets and highways is shown in Figure 11.
1-270 and [M-83] A-305 will provide north-south access and are intended
to accommodate large volumes of traffic. These two roads will be linked
by a series of esast-west roadways ([Foreman Boulevard] Stringtown Road,
Newcut Road Extended, and Clarksburg Road).

106, paragraph 4, lst sentence:
The Study Area roadway network is recommended to consist of freeway,

major highway, arterial roadway, business district, and primary
residential street clasgifications.
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106, last paragraph:

[The Plan recommends that I-Z70 be widened toc 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 alsoc accommodate the Corridor Cities Transit Easement
(CCTE) Study within the 1-270 right—of-way from north of Comus Road to
the ﬁ@ntgﬁmery Countyf?r@d&xxsk County l1ne§ and thus]ih;s,xlan

BSOnfoet rlght~of—wav between"MD'IZl and the‘ﬁﬁuthern Studv Area i
bgggﬂgrv. Betw en ﬁD 121 and th Fr de ick Countv llﬂ% thls Elag

desigs il] provxde for a balanced transportatlon faC111ty whlch
offers both automobile and transit as viable travel options. Additional
transit or HOV facilities on 1-270 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]The Plan recognizes that the addition of travel lane
1-270 capacity beyond [10]the recommended 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.

107, revise Figure 39 to reflect County Council changes.

108, Table 7, revise as on the following pages:
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1

Master Number of Travel Lanes
Plan Minimum
Roadway Maximum Right~gf~way
Designation _ Name Limits Recommended widgenlll2 ~
Freeway
F=1 Washington Southern Study Area 8 lanes [plus {500']
National Pike Boundary to MD 121 Collector-Dis- 350"
{1-2703 tributor roads]
MD 121 to [County Line] 6 lanes [plus {5001
Comus Road Collector-Dis- 250"
tributor roads}
R t t n 6 lanes Evisting
plus 100'
Major Hi pw
M-6 Frederick Road Newcut Road [Relocated] 4 Divided 120"
(MD 355) Extended to Southern
Study Area Boundary
M-27 Ridge Road Skylark Road to M-83 4 Divided 120°
(MD 27)
M-83 to Brink Road 6 Divided 150
M-83 Midcounty Brink Road to [I-270] [4-]6 Divided 150" -
Highway MD 27
Arteri ighw
A-5 Hyattstown MD 355 to County Line 2 80"
Bypass (MD 109) ‘
A-7 West 0ld MD 355 to {[A-307] MD 121 2 80"
Baltimore Road
A-11 Ridge Road [Kings Valley Road] 2 80"
(MD 27) Northern St A
boundary to Skylark Road
A-19 Observation Southern Study Area 4 Divided {180 1150
Drive Boundary to MD 355 with Transitway (included
50' for
transi*-
way)
A-27 Clarksburg MD 117 (in Bovds) to A-302 2 80"
Road (MD 121) .
A-302 to A-304 4 Divided 120°
A-304 to I-270 [(I-270 [416 Divided [120']
to A-19 to be abandoned 159°

when A-260 is constructed)]
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Master Number of Travel Lanes1
Plan Mindimum
Roadway Maximum Right-gf-way
Designation  Nam Limits Recommended Widthtti2
A-1197260 to Nerthern 2 80°
Study Avrea Boundary
&-36 Brink Road MD 355 to M-83 1007
A=251 Frederick Newcut Road [Relocated] 120°
Road (MD 335) fxtended to [Suncrest
Avenue J4~19
[Suncrest Avenue to A-19 4 803
A-19 to [M-8314~303 4 Divided {180}
with transitway 15¢°
{M-83JA-305 to Comus Road 2 with transitway 1307
Comus Road to Hyattstown 2 80"
Bypass
A-258 Slidell Road Northerr to Southern 2 80°
Study Area Boundary
A-259 Comus Road MD 355 to Western Study 2 80"
Area Boundary
A-260 Stringtown 1-270 to [M-83]A-3Q5 4 Divided 120"
Road
A-300 Gateway A-[1931260 to A-301 4 Divided [120'18Q"
Center{zj Drive
A-301 {Foreman Boul- Gateway Center Drive to 4 Divided [100'3120°
evard] Shawnee [M-83] MD 355
Lane
A-302 Newcut Road MD 121 to [M-83] A-305 4 Divided 120"
Extended
A-305 to MD 27 2 80°
A-304 Proposed Road  Newcut Road Extended
(A=302) to [MD 121] {2]4 Divided [100°]120°
Site 30
A=305 Midcounty MD 27 to Stringtown Road 4 Divided 120"
Bighway
ngt t 2 100°
Clarksburg Road
k Road t 2 80"
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1

(MD 355) County Line

Master Number of Travel Lanes
Plan Minimum
Roadway Maximum Right—-of -way
Degignation Name Limits Recommended Width 132~_
A-306 [Proposed Road] [A-304 to MD 121} 2 80
Poreman Boule~ MD 355 to A-305
vard
A-307 Proposed Road Newcut Road Extended 2 80°
(A-302) to West 014
Baltimore Road
tri ' in t t
[1-1 Whelan Lane MD 121 to Site 30 Access 2 80']
B-1 "0ld Freder- Through Town Center Area 2 50°
ick™ Road
NOTE: SEE TEXT FOR DISCUSSION OF THIS ROAD
B2 Redgrave Place A-19 to Littl] n 2 with no parking 70°
Creek ingide historic
district
Primar Regidential Streets
{p-1 Newcut Road M-83 to MD 27 2 Divided 100}
Extended
P-2 Skylark Road Piedmont Road to MD 27 2 70"
P-3 Shiloh Church West 0ld Baltimore Road 2 70
Road to Comus Road
P-5 Redgrave [A-251 to Stringtown Road] 2 [with parking 70’
Place Litt n reek t outside historic
A-2 district]
Rustic Roads
R-1 014 Hundred MD 355 to I-270 N/A 80"
Road (MD 109)
[rR-2 West 01d New Road (A-307)/ N/A 80']
Baltimore Road Clarksburg Road (MD 121)
R-3 Frederick Road Hyattstown Bypass to N/A 80"’
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Master Number of Travel Lanes:
Plan Minimum
Roadway Mastd mum Right-gf-way
Designation Name Limits Recommended Width 132__
Reds Hawkes Road Ridge Road (MD 27)/ N/A 70"
Piedmont Road
_R=5 Piedmont Road® Stringtown Road/ N/A 70°
Hawkes Road
R—6 Hyattstown Frederick Road (MD 355}/ N/A 60"
Mill Road Park Boundary
Re7 Stringtown {M-83] A-305 to Study N/A 80
Road Area Boundary
Ewl West 0ld Bal-  Clarksburg Road (MD 121)/ N/a 8O
timore Road Wegtern Study Area Boundary
1
{1]2 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/]A-305/Stringtown Road intersection.
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111, paragraph 1, second to last sentence:

This Plan recommends the addition of [twolone new interchangels] in the
Study Area and recommends one interchange near Urbana in Frederick County.

111, paragraph &4 and ist bullet:

Figure 40 shows the new interchange to be designed as a [partiall
£ull movement interchange and located to:

o] Maintain the minimum interchange spacing standard of one mile from

the MD 121 interchange.

111, paragraph 5:

The design is conceptual and may change [during] as a result of more
design studies.

111, last paragraph, second to last sentence:

Construction of this project is anticipated to [begin during 1993] be
completed by 1997.

112, Figure 40, Interchange Design Concepts to be revise to reflect
County Council changes.

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.

1-270 AT MIDCQUNTY 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.
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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 Study Area and northbound 1-270.
This design and location is designed to:

o] Minimize impacts on wetlands and stream valleys.

o Maximize the distance between the MD 355/M-83
intersection. It should be noted that, a bridge may be
required at MD 355 to separate the two roads if the minimum
spacing cannot be provided.

o Provide for the required traffic movements at this location.
For purpouses of Public Hearing, this Plan includes an altermative
to M=83 intersecting with I-270. This altermative, included at the end
of this chapter, would have M-83 intersect with MD 355 rather than
1-270 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 MQ
[I 270, north of MD 121. ] it r t j f nt

to Strlngtown Road (A 260) w1th1n a 120 foot rlzht-of—wav It-
that th way transitiom t - ial within
t right=-of-w tween A- n w1t in an

M~-83/4-305 is designed to:

Page 114, paragraph 4, lst sentence:

This Plan recommends that M-83 [this roadwav] 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 Publlc Hearlng ] u_ﬁi__ll;_hg_ggg;gngg__g
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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:

0 Eliminate turning movements at this location, which may
conflict with traffic using the M-83/I1-270 interchange.

0 Encourage through traffic to utilize I-270 and M-83 rather
than MD 355.1]

Page 116, paragraph 3:

This Plan recommends Qg gggs ruct ;Qg Q Observatlon Drive

Extended (A~19) as a &4-

right—of-way. 7This roadway is an extremely 1mportant 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 onte
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.]north traffi
t i t ont -19. i king thi v t
w t msat ty. If weavi igt _between
A~ nd I-2 long Newgut R i termin t in t
1t tiv tion n r t in th r
tat jghw injstration. Th t tiv tion h vi
i t to t msat ty whi i i t t

efficient movement of traffic along A-19.

Page 117, delete Figure 41.

Page 118, paragraphs 1 and 2:

[Other solutions to solving this problem include separating the
transitway from A-19. This approach would move 4-19 further east
(approximately 1,500 feet from the future Newcut Road interchange).
The transitway would continue through Comsat. This coption is shown in
Figure 41.

Further study is required to determine which alignment of A-19 is

most appropriate.]

L35
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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 Newgut Road be relocated
diacent to the stream buffer of Little Semeca Creek and extended to
the east to commect with MD 27 and to the west to cross I-270 {with an
interchange) and comnect with MD 121. {(See discussion of Newcut Road
Interchange in this chapter.) The Plan also recommends [that the
relocated road,] Newcut Road Extended be classifisd as a four-lane
divided arterial nlghway between MD 121 and [M-83]4-305 and as a
{primary street] erial from {(M-83]A-305 to MD 27.

Page 120, paragraph 5, lst sentence:

Within the Newcut Road Neighborhood, the character of Newcul Road
Extended is intended to be conducive to pedestrian crossings and
rovide access tc the residential aund retail areas in the village.

Page 120, paragraph 6, lst sentence:

The existing intersection of Newcut Road with MD 355 is
recommended for abandonment with property access provided from the
northeast by Newcut Road [RelocatedlExtended.

Page 120, add after paragraph 6:

The Newcut Road Extended crossing of LSC occurs in a highly
sengitive 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 fourf{two]-lane arterial road parallel to
1-270 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 Etwo re31dent1al areas with
different densitiesjreside : oyment areas hi :
Branch Nejghborhood. In order to Drov1de access to Site 30 and
employment _uses in_the v1c1n1tv Qf the nortnwe§t quadrant 0f the MD

d1v1ded art@rlal roadwav north of MD 121 leen that thls allgnment
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 effective manmer. 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
iocation 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 lst sentence:

local Qark adaacent to the thtle Seneca Creek Greenwav

Page 121, Subtitle 1:

" QLD BALTIH

RE ROAD (A-7 AND [P-&] E-1)

Page 121, after subtitle Redgrave Place (P-5):

trlbutarv of‘thtle Seneca Creek. North of that DOlnt. thls"Plan

mmen that th W 1 ifi rimary r ntial
5t;§§t.

Page 121, paragraph 6, lst sentence:

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.

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-270 south of Comus
Road. For purposes of the Public Hearing, an alternative alignment has
been examined. This alignment, illustrated in Figure 43, assumes a
different character for M-83. First, M-83 would not intersect with
1-270 but would instead intersect with MD 355 east of I-270. Second,
M-83 would be classified as a two-lane arterial roadway (80-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 (120-foot right-of-way).

An altermative 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 amalysis indicates that acceptable levels of

service within the vicinity of M-83 and MD 355 would be achieved
without the M-83/1-270 interchange. The following key points should be
noted regarding the roadway network assumptions and traffic patterms in
“the vicinity of M~83 and MD 355.

¢]

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.

Plan recommended improvements to I1-270 (10 travel lanes) and the
future transitway are expected to be used by regiomal through
traffic that would otherwise use these roads.

During AM peak periods the predominant movement (approximately 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.

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
1-270 (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 upgraded
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.

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 concermed about unacceptable traffic
congestion levels along MD 355 between Clarksburg and Hyattstown if -
M-83 does not continue to I1-270.]

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
iist has been evaluated in the context of the land use and
transportation recommendations of this Pilan. Table 9 and the
accompanying map (see Figure 44) summarize this Plan 5 recommendatiﬁns
regardxng rustic and exceptlcnal rustlc rcaﬁs. re

Page 126, revige Figure 44 to reflect County Council changes.

Page 127, Table 9, revise as follows:

7. West 01d MD 355 to [A~304] Remove Designation Needed for Network
Baltimore {(new road)]MD 121
Road fAdjacent land is
Exceptional {A-304 to MD 121} {Rustic] recommended for rural
Rustic ’ ' residential or 2-4
MD 121-Barnesville Exceptional Rustic wunits per acre}
Road

Page 131, revise Figure 45 to reflect Table 7 as amended.
ENVIRONMERTAL PLAN
Page 135, amend “OVERVIEW” section as follows:

Clarksburg is [blessed}endowed with many special environmental
features, including a healthy stream [systeminetwork, extensive tree
coverage, valuable habitats for flora and fauna, and a varied topography.
Little Seneca Lake, a man—made reserv01r, is the focal point of {[althe
1,800~acre [park]iBls ' 10 ;

[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, aguatic biota
surveys, and field observations indicate that Ten Mile Creek has good water
quality that supports a diverse environmental community. The combimation
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 envirommental character. ]
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Environmental concerns for the outlviung areas of Clarksburg. as well
as other planning concerns, have resulted in a 10w~den51tv 1-m;,

wate*sheds are con51der§d tc be most suscemtlble tg adv rse develobmeﬁ§

u0§t effective strategy for

desxgnated ag. a ;uture mlxsd use nelghbﬁrhood

The land use proposals elsewhere in the Study Area reflect a [morel
difficult balancing of community development cobjectives with env1r9mmental
preservation concerns. The Little Seneca Creek, [Cabin Branchland T -
Creek, l[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
cccur in a large portion of the Little Seneca Creek watershed east of
1-270. 1In these areas, the Plan relies on many mitigation strategies to
help protect key mnatural features, including:

0 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.

) Proposing that the main[ Jstems of all the streams be acquired by
the publlc (M—NCPPC) as part of a greenway network ggg__nggg

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

Env1ronmental studies for the Plan 1nd1cate that the Ten Mlle Qreek

wetlandsQ s;gnlflcant woodlands& and dlverse land cover help Drov1de
vglugblg hgb;t§t§ At tng §§me tlmeQ steen slopes and poor solls llmlt
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As discussed in the lLand Use Plan chapter, many different public
Dolic obiectlves have 1nf1uenfed the iand use Dattern in th Ten Mile

[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, even 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 enviromnmental objectives.]

In k i with th 2 X n i t t of t
" o P "

rvation of lar
fosters th f m tr n it. Thi trat W velopment t

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 portiom of
Clarksburg which falls within the Little Bennett Creek watershed. Small
portions of the Ten Mile Creek and Town Center Analvsis 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 populatioms and their associated food
organisms. This designation has more stringent dissolved oxygen, chlorine,
and temperature standards than mgg; other waters in the Study Area.

Page 138, paragraph 1:

The Little Seneca Creek watershed in sburg includes three
sub-watersheds or sub-basins. In order of 81289 ?hev are Little Seneca
Creek, Ten Mile Creek, and Cabin Branch.




244
— Resclution No. 12-1632

Page 138, bullet 1, paragraphs 1 & 2:

A water resources consultant was retained early in the planmlng process to
evaluate different land use scenarios. [ThelOne alterna ;
development levels which [were examined exceeded] £g
proposed by this Planlghown in this Plan.

! th058“1b81ng

The study concluded, [that] broadly speaking, with few exceptions, state
water guality 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 [lLake watershed arelflresk 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 havelwith associated standards for temperature
and chlorine. Water temperature must remain cool to keep this
de31gnat10n - >

éint’b f aquatic life. (See?Stream De51gnat10n Llstlng”of
Montgomery County Streams in the Technlcal Appendlx ) The P dg§;gn§t;9

a_sour t lic raw water ] i th tom River

Page 139, paragraph 1l:

A vear long field sampling and laboratory assessment of [aquatic life will

bel 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

1V-Plcool water streams.
Page 141, change bullet 1:
0 [Protects] Considers the special gqualities of Ten Mile Creek Area.

{The Land Use Plan designates the majority of Ten Mile (reek Area for
rural open space and agricultural uses. This recommendation will help
protect a large enough geographic area to help preserve viable natural
compunities. When the Ten Mile Creek Area is considered in
conjunction with Little Bennz: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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farmland preservation or rural uses, Thls recommendatlon suﬁsorts the
env1rcnmenta1 ob1ect1ves whlch emph351ze that 1ow~d nsity land uses

S. P i n Sit re limit t iz int Lt

be sub1ect to the same env1ronmental recuxrements and constralnts
as comoarable develooment west of I- 270 in Ten Mlle Creek

Page 142, bullet 1:

o]

Supports a2 "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 [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 [NWMPINWFA for
Clarksburg. The [NWMP]NWFA will identify the locations of existing
wetlands[,] and potential mitigation sites, and assess the functions
and values of the wetlands [assess cumulative impacts due to
implementation of the Master Plan, and outline a protection plan].

The [NWMPINWFA will comprehensively consider potential impact areas
and possible altermatives 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 regquirement for certain
developments, as specified in the proposed Water Quality Review Process.

Page 142, bullet 2, parvagraph 2:

The type of amendments needed to the [”]Guidelines for Environmmental
Management ("] to iwplement this recommendation are discussed in the
Implementation chapter.

Page 142, last sentence:

Headwaters ave f[al] the 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 gide of Town
Center and [the Transit Corridor] between I-270 and the Creek as well as a
small portion of the Trangit Corridor Area. Districtls 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 [adequatelylfurther 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, lst sentence:

In those areas where substantial development is recommended
[(generally east of I1-270)] the Plan Esupports spec1a1 development review
standards to protect] us 3 , ea des]
buffer the fupnction of sensitive areas from the effects of that development.
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Page 145, last paragraph:

Current wiWlater 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 analyszs, a modellng apprcach called “DRASTIC” was used

z b g e Various

parameters such as soll type, slope, depth to the water table and
infiltration capabilities were assigned 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 subiect to] in the Special Protection Areals guidelines].

Page 146, Table 11, language under Key Protection Strategy for Ten Mile Creek:

The proposed rural -nd agricultural land use patterm is the key

protectlon strategy ﬁgg the g;ea west Qf Ign M;lg Q;ggg, bgg

T i k with t nti v m t t nt

protected with a mitigation gtrategy based on 1mgg;xigg§ng§§ caps for
employment areas, extensive forested buffers for the chief residential
v ment staging that \ v in vironmental
tection techni to be incorporat in n Mil r ti

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

thegse facilities based on current estimates of future facilitvy needs. The
need for public facilities will be re—evaluated at the time of development

bv the relevant agencies and erertmente,based on actual levels of

tlme of develonment The actual number and tvpe of fac111t1es bu11t may
differ from those identified in the Master Plan.
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Page 152, paragraph &:

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 conservation opportunities, the financial implications are
staggering. [The Master Plan recommendation for low density zoning in the
largest of Little Seneca Lake's three sub-watersheds (Ten Mile Creek)
should help provide enough open space to help support the survival of
natural communities.]

Page 153, revise Figure 50 to reflect County Council changes

Page 154, paragraph 1:
The Ten Mile Creek greenway [willl] is recommended to comnnect the western
part. of Black Hill Regional Park and the socuthern part of Little Bennett
Regional Park. The greenway {will] ig planmed to cross over I-270 along
Comus Road due to limits on crossing under I-270 with the stream. The
greenway [willl is recommended to .

Page 154, paragraph 3, sentence 1l:
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 1l:

The Little Benmett Creek greenway is recommended to connect{s] Little
Bennett Park

Page 155, paragraph 3:
The proposed park system for Clarksburg includes regiomal parks,
recreational parks, gpecial. and local parks. A4 description of each park

is included in Table 13.

Page 155, after last paragraph, add new subtitle and paragraph:
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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 plamnned for the future.

Page 156, table 13:

Amend table 13 to clarify that Little Bennett Regional Park is not in the
Planning Area.

Page 156, Table 13, revise as follows:
“Faciliti
90 camp sites, hiking, golf cour el, amphitheater,
[conferenie center®, swim center®, day use area”™, playgroundl, and
playfield-.]
Name of Park

Damascus Recreational3 Park
(277 acres)

Special Clarksburg Road?  Development may include: athletic fields,
(25-100Q acres) playground, paved courts. parking, trails,
and picnic and conservation areas.
Notes:
1 Under construction

2 New park proposed by this Plan
3 Adjacent to the Study Area
Page 157, paragraph 3, last sentence:
The Plan does not proposels] sewer service . .
Page 157, paragraph 4, sentence 1:

The master plan for Ovid Hazen Wellg 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 portionms
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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e

158, lst paragraph under "Recreation Center,'" sentence 2:
This Plan recommends that the placement of an indoor recreation
center be considered at Ovid Hazen Wells Park.

158, lst and 2nd paragraph under "Public Schools™:

Public schools are an essential component of co ity 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 ocbjective of this Plan to iprovide appropriate] 1Q%nt1fz
3= ations for schocl facilities to meet the gemeral and
spe31a’1zed educatlonal needs of area residents.

159, under "Plan Recommendations,” add after lst sentence:

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

sect1on of this chapter for details. )] Ihg_ﬂga;d_gﬁ_ﬁﬂugg_;gg__as

160, table 14, footnotes #2 and 3:

2 Damascus High School {will] is scheduled to gain 18 teaching

stations in September 1995.

3 Baker Middle School Iwill] is scheduled to reorganize tc [savel
serve grades 6~8 in September 1995. In September 1995, a second
middle school in the Damascus Cluster [will] is scheduled to open.

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 potent1a1 for shared parklng and ballflelds with the park.] on
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Page 160, last paragraph:

The existing Clarksburg Elementary School is recommended for

relocation in the long-term ( d rs.
and the de31rab111ty of hav1ng the school better loca*ed 1n terms of future

O_CC e OF at thi ) 1 _many vga;s tO cemgi
{Thls Plan supoorts the madernlzatlon of the school in the short-term since
the school is expected to operate through the normal life cycle 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

may reduce the need for schqol sltes

Page 162, change title in middle of page:

{HUMAN SERVICES] COMMUNITY FACILITIES

Page 163, revise Table 15 as follows:

[{Human Services] Community Facilities Recommendations

Library ® Close proximity to other public
facilities in the Town Center such as
the [senior] compunity center, and to
retail and office areas.

[Senior] Community Center ® Close proximity to other public
. facilities in the Town Center such as
the library and to shopping centers.

Fire Station o [Relocate Station #9 from Hyattstown to] Consgider
locatlnz a statlon in Clarksburga close to the Town

#9 from Hvattstown)

0 Utilize, if feasible, the site owned by the Hyattstown
V.F.D.
e} Maximize access to the Study Area's road network.
Police Station o [Recommend] . congider an approprlately sized

police fac11i£y.1nmcnarksburg

251
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CLARESBURG HISTORIC RESOURCES
Page 169, Table 16 under Cedar Grove Historic District, Zoning Plan:
o Recommends rural [and agriculturall zoning in vicinity of Cedar Grove.

Page 171, subtitles:

. &tlas Besocurces [o

[Posizive Recommendations] Desig

Page 171, paragraph 1:

The following resources are [recommended by the Planning Board for
inclusion] novw _included on the Master Plan for Historic Preservation:

Page 171, under 13/19 Howes Farm (Elizabeth Waters Farm)
paragraph 2, sentence 1l:

The [Planning Board unanimously recommends the] Howes Farm meets the
following c¢riteria for Master Plan designation [based on the following
criterial:

Page 171, paragraph 5, sentence 4:

The [Planning Board recommeunds] environmental getting 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 1l:

[The Planning Board recommends t]This resource meets the following
criteria for Master Plan designation [based on the following criterial:

Page 172, paragraph 4, sentence 1:
The [Board recommends that the] environmental setting [be] is 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]This resource meets the following criteria for

Master Plan designation[, based on the following criterial:

Page 173, paragraph 2, sentence 3:

t i L8 o L A - 2w aliC tia PUiit.
[recommended] environmental setting is the 1.46 acre lot on which the
church and associated cemetery are located.
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Page 173, 1st subtitle and the paragraph that follows:
ING RECOMMENDATION

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 opéosed 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, lst sentence:

[Other Board members voted in favor of de31gnat10n, based on} is
regsource meets the following criteria for M )

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 Ten Mile
Creek Area.] As there is currently no plumbing in this house, the
availability of septic and water on the property needs to be explored.

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 LOCAT

Page 175, paragraph 4:

The following resources are [recommended by the Planning Board for removall
removed from the Locational Atlas.

Page 175, paragraph 5, lst sentence under 13/1:

[The Planning Board does not recommend t]This early 20th century dairy

farm is not recommended for placement on the Master Plan.
Page 175, paragraph 6, lst sentence under 13/8:

{The Planning Board does not recommend t]The Burdette Farm is not
recommended for placement on the Master Plan.
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Page 175, paragraph 7, lst sentence under 13/9:

[The Planning Board does not recommend t]The Clark Cemetery, whose
stones have been removed, but recovered for safekeeping, is_not mmended
for placewent on the Master Plan.

Page 176, paragraph 1, lst sentence under 13/11l:

[The Planning Board unanimously recommends that t]The 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 numerous 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 Thomas Jefferson Thompson Farm {(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 recommending in favor of designation found this
resource met the following criteria: 1A, having value as part of the
development of the County, for representing an early multi-use farm; 1C,
identified with the Thompson family, prominent in the Clarksburg area; 24,
embodying the distinctive characteristics of a type of construction, with
the unusual picturesque arrangement of barms situated between the house and
the public road; and 2E, for its landmark setting at the intersection of
Comue 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 l-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 1t 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 Momtgomery County farming for,
unlike many other farms in the area, il 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. |
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Page 176, paragraphs 2 and 3:

13713 William Thompson Bouse
23511 Shiloh Church Road

This simple three-bay farmhouse has been nearly engulfed by later
additions on all four sides Wthh obscure 1ts original building form. ]t

13/18 George W. Hilton Fa

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 vears. The 20th century dairy barns are also in
deteriorating condition but were once among the finest in the County.

Page 176, paragraph 4, lst sentence under 13/21:

[The Planning Board does not recommend t]The William Shaw Farm is not
recommended for Master Plan designation.

Page 176, paragraph 5 under 13/22:

[The Planning Board found t}This 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 Plén (Sites
#16/43, 19/1). i v m t t

Page 177, paragraph 2, add to the last sentence:

The gable roof is covered with corrugated metal. The log house is no
longer extant. A

Page 177, after paragraph 4, add the text from page 174-175 under 14/25 and
correct as below:

14/25 Willism E. Poole House
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: 1A, 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; 24, embodying the
distinctive characteristics of a method of construction, having been built
in two sections 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 Ridge Road (MD 27).]

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 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 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 Pocle 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 recommended 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]} Added to the Locational Atlas
Page 177, paragraph 5, lst sentence:

The IPlanﬁing Board unanimously recommended placement of the] Dowden's
Ordinary Site and Marker just south of the Clarksburg Historic District
fon] 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 Recommendation]Negative

Page 181, Table 17, #13/25, under the Plan Recommendation column:

[No Recommendation]Pgsgitive
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Page 180, Table 17, #14/25, under the Plan Recommendation columm:

[No RecommendationiNegative

LEMENTATION ST GIES

Page 183 to 192, feplace Staging Issues and Recommended Zoning Actions
sections as follows:

REC 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.

2. Properties which are in zoned to implement the rur n
t 1 mmendation f & P .

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.]

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.

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 significant amount of infrastructure will be needed to
implement this Plan, including a new interchange along 1-270, 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 guestion addressed by the Fiscal
Impact Analysis Report was whether the County alone could to afford pay for
the capital improvements it would traditiomally program using only the
taxes from new development.

The report concluded that County revenues would need to be
supplemented by developer funding. Developers curremtly contribute to
capital projects in the County in several ways. Some of these include land
dedication, in-kind contributions, impact taxes, a systems development
charge and funding in the Capital 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 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 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:

PRINCIPLE #1: WASTEWATER TREATMENT AND CONVEYANCE LIMITATIONS

Sewage treatwment and conveyance capacity in the Semeca Creek basin is
severely constrained and will limit any new development in Clarksburg im
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
severage 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 (WWIP) 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 Comveyance: 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 WWIP/WWPS complex.
Several projects to relieve these problems are currently under study
or arve adopted in the FY 94 WSSC (IP or proposad in the FY 95 WSSC CIr.

re/

tewater Trea &2 The Seneca
operating near its capacity.

complex is currently

To meet the County’s future wastewater needs in the BSeneca Creek
basin, additional major wastewater treatment projects are required.
Currently, no specific sclution 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 programmed into the CIP and comstructed. 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 programmed 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 developwent in Clarksburg should be respomsive
to the likelihood that fundimg for the capital improvements required by mew
growth io the area will come from a variety of sources, imcluding the
County and private development. :

The County is expected to program the schools, local roads and other
community 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. 1Im
light of this finding, it is clear that staged development should be
conditioned on the ability of private developers to fund a significamnt
portion of the infrastructure improvements called for in the plam or the
availasbility 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 gources of funds could include land
dedication, developer contributions {(in-kind or in-casgh), construction
excise taxes, development district payments or other development fees.

This Plan recognizes, that while the specific details and
implementation mechanisms related to altermative 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 alternmative financing mechanisms
to ensure that they do indeed make significant contributions towards the
facilities called for in the Plan.

PRINCIPLE #3: COORDINATION OF ] IC

0 TRUCTURE

Land development should be coordinated with the provision of major, capital
improvements such as the sewerage system and tbe tranmsportation metwork.

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 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 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.

PRINCIPLE #4: DEVELOP

OF A STRONG COMMUNITY IDENTITY

The timing and segquence of development should reinforce the Master Plan’s
commmity desigpn and identity goals for Clarksburg.

The timing and sequence of development is critical to helping
Clarksburg achieve its vision as a tramnsit-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.
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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 2 land use patterm 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 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 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 Transitway: 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—Ecomomic 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
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 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 yriocrity 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
Townt Center.

POLICY # 5: ET RESPONSIVENESS
Staging should respond to near—term market demand for single family bousiog
and long-ierm demand for employment.

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. Staging should also respond to long-term employment demand that is
expected along the 1-270 corridor.

POLICY #6: WATER QUALITY PROTECTION

The timing and sequence of developwent in Clarksburg should respond to the
unique envirommental qualities of the area and help mitigate, in
particular, development impacts to the enviroomentally sensitive stream
valleys in the Ten Mile Creek watershed.

Clarksburg offers a rich array of envirommental 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 tramsmittal 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 I1-270) 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 guality.

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.

The federal Food and Drug Administration (FDA) is currently reviewing
a number of sites in Clarksburg and other Montgomery County ¢ nities
that can accommodate the development of 2.5 million gross sguare 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 would reguire modifications to the recommended land
use and to the staging elements contained in this chapter.

#Y 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:

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 avallablllty 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 om Site 30: Public uses on Site 30, such as the planned
detention center site, are not included in this staging plan.

Previously Approved Developmwent in the Pipelime: 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

THE STAGING SEQUENCE FOR PRIVATE Di

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.
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Each stage will be initiated or "triggered” once all of the triggers
described in the Tables ____ through have been met for that stage.
Thus, no stage is dependent 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 altermative 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
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:

Stage 1:

This stage applies to those major developments in Clarksburg that have
existing sewer authorizatioms. 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 shculd 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 1-270 (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 cffice development. In addition to the
conditions described above, this stage will not be allowed t0 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 community identity focused
on the Clarksburg Town Center, floating zone approvals in this stage will
alsc be guided by specific community building criteria related to the
iocation of housging and timing of retail development {(see Table ___ and the
staging policies above).

Stage &4:

This stage appliesg 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 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:

BASFLINF, MONITORING: Baseline biological assessment of the aquatic
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.

COMMONITY 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
recommends that Stage 4 begin only after development east of I-270 is
underway.

]

Ly
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Allowing 2000 units to get underway east of I-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, MCPS estimates
that 1800 to 2200 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 integral
part of community design and development.

BEASTSIDE RMPs MONITORED AMD EVALUATED: The first Annual Report on the
Water Quality 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 practicez (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 extemsion 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;

Grant water and sewer category changes, subject to property owner
commitments to take additional water quality measures, such as staging
of development, to protect the envirommentally fragile Ten-Mile Creek
watershed;

Defer action on a Water and Sewer Plan category change, pending
further study or consideration as deemed necessary and appropriate by
the Council; or

Consider such other land use actions as are deemed necessary.
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STAGE 1 (Underway)

DESC N: Siage | includes those properties in Clarksburg that existing sewer authorizations
(COMSAT, Gaiteway 270, and the Damascus Middle School, and the Pancar property, a grandfathered
property with a completed subdivision application prior to initiation of this Plan).

None. Can procsed with development once necessary building permits and sewer

® Properties in this stage subject to existing regulatory review processes, inciuding AGP and APFO
approval. No additional Master Plan implementation actions needed.
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TABLE

STAGE 2

¢ Stage 2 includes those portions of the Town Center District that do not drain into the Ten
Mile Creek watershed (see Fig. ___ ).

1) Either {2) State and County enabling legislation for development districts or (b) alternauve infra-
structure finapcing mechanisms are in place.

2)  County Council adopts a new Water Quality Review Process (WQRP) and DEP issuss Execunive
Regulations related to this process.

3)  WSSC and the County Executive indicate that sufficient sewer treatment and conveyance
capacity exists or is programmed o accommodate development in this stage and that sewer
authonzations for the Germantown Town Center are not put at nsk.

IMPLEMENTING MECHANISMS®:

1) At the ume of Sectional Map Amendment (SMA), the Stage 2 area in the Water and Sewer Plan
1s amended to S4, 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 prelimunary plan of subdivision 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 t0 AGP and APFO approval by the Planning Board.
3) One or more development districts (or aliernative financing mechanisms), that can provide public

facilities in accordance with the APFO and additional local deterrinations by the County Council, are
implemented.

1

2

All staging tnggers mus! be met to intiate this stage of development.

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 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 B

Retail/commercial development in the Newcut Road and Cabin Branch Neighborhoods will be deferred,
however, uatil 90,000 square feet of retail uses have been established in Clarksburg’s Town Center.

1y

2)

3)

TRIGGERS!:

Either (a) State and County enabling legislation for development districts or (b) alternative infra-
structure financing mechamisms are wn place.

County Council adopts a new Water Quality Review Process (WQRP) and DEP 1ssues Executive
Regulations related to this process.

Wastewater treatment and conveyance facilities, sufficient to serve all approved development in
Germantown and the Stage 3 area of Clarksburg, are 100% funded in the first 3 years of the CIP.

IMPLEMENTING MECHANISMS®:

1)

3)

4)

5)

Once all 3 of the above conditions have been met, the Stage 3 area in the Water and Sewer Plan
1s amended to S-3, W-3 by the County Council in accordance with the policy recommendations
of this Master Plan.

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 established 1n Clarksburg's Town
Center.

Floating zone approvals are guided by Master Pian language that encourages residential
development patterns that best support a sirong Town Center identity early in Stage 3. For
example, residential development in the' Newcut Road Neighborhood should be phased o
encourage development closest to the Town Center to proceed first.

Properties in this stage are subject to AGP and APFO approval by the Planning Board.

One or more development districts (or alternative financing mechanisms), that can provide infrastruc-

ture facilities in accordance with the APFO and additional local determinations by the County Council,

are implemented.

1

2

All staging triggers must be met to initiate this stage of development.

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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TABLE __

STAGE 4

(This stage’s triggers and implementing mechanisms
are described in detail in the Plan’s text.
This table summarizes these detailed recommendations.)

DESCRIPTIOM: 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 Fig. ).

STAGING TRIGGERS":

1-2) Same tnggers 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 in 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 MONITORED 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.

IMPLEMENTING MECHANISMS™:

1)  Once ail of the above conditions have been met, the County Council will consider Water and Sewer
Plan amendments that would permut 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 monitonng by DEP n 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 altemative financing mechanisms), that can provide infra-

structure facilities in accordance with the APFO and additional local determunations by the County
Council, are implemented.

i

2

All staging tniggers must be met to initiate this stage of development.

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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COMPREHEN

QVERVIEW

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 ensurs 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 rvegulations 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-Year 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. 1In
other words, service should be extended systematically in concert with
other public facilities as defined in the Genmeral Plan and adopted Master
or Sector Plans.

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 govern the programing of water and sewer service in the Clarksburg
area:

i. DE?P 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 comprehengive amendment should modify
the water and sewer categories for the master plan staging areas
as follows:
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4. Properties in Stage 1 should be moved into categories S5-1
and W-1.

b. Properties in Stage 2 should be moved into categories S-4
and W-4.

Ce Properties in Stage 3 should be moved into categories 5-5
and W-5.

d. All other properties in the Planning area, including
properties in Stage 4, should be moved into categories 5-6
and W-b.

2. Subsequent Water and Sewer Plan amendments be of a comprehensive
or area-wide nature only, and consistent with this Master Plan's
staging principles and recommendations. These subseguent 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 ) 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 .
"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:

A t r rvi

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 S5-6, with a note that community
service is not anticipated.

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, 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.

These areas generally include properties om 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 wview, 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 theé 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 alliows for the construction of 2 temporary pump station
and force main to serve the A-~1 area. 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.

This area includes properiies 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 I-270 could be served separately
by a gravity sewer line.

Futur rvi Area

This area includes those properties in the Ten Mile Creek watershed,
including properties on the east side of I-27C 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 zonme. In addition to these
traditional requirements, this Master Plan recommends that:

1. Floating zone designations for properties in Stages 2, 3, and & 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 ORDIMANCE (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 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 celllngs because it
is not part of a separate policy area.

JPMENT DISTRICIS OR SIMILAR ALTE

ATIVE FINANCING MECBANISMS

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.
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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 regquirements in the proposed district. The determination of
adequata 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 districtg 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 ars not intended, however, as a financing mechanism for infrastructure
improvements that are considered the responsibility of a single developer
under the Planning Board's gite 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 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 progressive upgrading of design standards for mitigation measures and
enhanced provisions 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

h
O
4

* 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 Envirommental Protection will develop
interim design goals related to best management practice (BMP)
performance and water quality protection, 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 guality
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
guality. These findings will be included in an Annual Report on the
Water Quality Review Process to be submitted to the County Council.

d 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 require measures

bevond 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 from
intensive development was predicted to cause moderate to severe thermal
impacts to the receiving streams. This study alsc identified isolated
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 portionms
{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 thel 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 trlbuta:v or the mainstream east of Ten Mile

0 ) B ] This includes all tributaries

Qﬁ_lgg_mllgmggggkvthat draln‘{tOE the Town Center. [and Site 30.]

Page 196, last paragraph:

el Lo ) tal Mana ent should be amended to include
these development objectlves for the Qla§g§hg§g Special Protection Area:
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Page 198, subtitle:

{Regional] Stormwater

Insert prior to first paragraph:

ngly eancour : the use of on—site SWM facilities. with
propeyr mﬁlntenanﬂe but ail@ws for fleylbl itv in site-~bv-gite review,

Page 201, paragraph 3, sentence 1:

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 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 (4-251) 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.]13. The Plan proposes that the Section of existing Frederick Road

Page 201, paragraph 6:

[(5.]4. A new [local] 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 pedestrian movement.
Street trees are important. {(Redgrave Place, {P 5} B-2 is
recommended as this type of street ) Ra

within the historic g I

Page 201, Delete 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:

TO RMX[-2] ZONES
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Page 203, after paragraph 2:

o} Amend the RMX Zones to define and allow carriage houses as an

ACCESSOTY to a dwelllng un;t on a 1ot Ihe text amendment should

o Create a new "Rural Service Zone to allow serv1ce erented uses as

Change to the I-3 Zone

rlght Qf—wav is requlred for Interstate 270,

NICAL APPENDIX

Page 23, subtitle:

[Preliminary} Planning Board Draft Plan

Page 23, paragraph 5:

The [Preliminary} Plan ¢ Board (Final

{February 1992] June LQQ@ and contalns land use loptions] recc ndations
for the Clarksburg Master Plan. Public hearings were held by the [Plaﬁnlng
Board] County Council in [March and April 1992] September 1993 to solicit
comments on the Plan. The [Board] Countv Council then conducted public
worksessions with staff on the Plan. The worksession topics and dates are
shown in Table 1. [;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) 495-4600.1

Draft Plan was published in

Page 24, revise Table 1 to reflect County Council changes.
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Page 30, paragraph 2:

A11 residential calculations in this Master Plan include a 22 percent
density increase to reflect the MPDU Ordinance provisions{.] where

Page 30, revise Table 3 to reflect County Council changes.
Page 31, revige Table 5 to reflect County Council changss.
Page 31, last paragraph:
This Plan reduces the amount of employment recommended in the currently

adepted 1968 Clarksburg Master Plan by approxlmately {3861 (to be
lated) acres and [67,300] ) _be 1 ) jobs.

Page 32, revise Table 6 to reflect County Council changes.
Page 33, revise Figure 2 to reflect County Council changes.
Page 50, bullet 1l:

The findings of the average area-wide level of service analysis are
indicated below:

o This Plan's recommended transportation network can support the
recommended land use optiomn (approx1mately [28 500] {to be
recalculated) jobs and [15,400] f lated) households) based

on an average area-wide L0S C/D standard

o] The land use and transportation recommendations called for in this
Plan will not adversely affect the end-state average area-wide L0OS C/D
standard in the adjacent Germantown Planning Area.

Page 50, bullet 3:

{c 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 50, 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] 21 percent of workers within the Study Area are
estimated to both live and work within the Study Area. Another [10] 8
percent are estimated to be employed in the Bethesda-Silver Spring and
Washington, D.C.~- Northern Virginia areas. The remaining [10] 12 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]

v Area shows that about [80] 75 percent of those persons with work
destlnatlons 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] 14 percent of
Clarksburg workers are estimated to come from residences in Damascus as
well as (arroll and western Howard Counties along MD 27. The remaining
{22] 11 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 I1-270 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.

Degexription 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. Weoods on each
side provide an enclosed feel to the road. Utilities are along the south
gide, as is a guard rail for part of the distance. This road connects
I1-270 and Frederick Road (MD 355).
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Oriteria: 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, Hyvattstown historic district,
and land recommended for rural, residential use. This road is shown on the
1865 Martenet and Bond's Map of Montgomery Counity 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
1-270 interchange if a new interchange is constructed in Frederick County;
MD 109 is not anticipated to be needed for a s;gnlflcant 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
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 Desigonation:
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
commemorated 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
01d Bundred Road (MD 109) and the County line is the heart of the
Hyattstown hisioric 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.

Degeription: 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 1tse1f
is very steep.
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Criteria: The road is located in an area where historic features
predominate. 1t is a narrow road. Today it is a State highway aad 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
Urbana in Frederick County, we expect that more of the intercounty traffic
will use 1-270. The Clarksburg Master Plan encourages the use of I-270
instead of this section of MD 353.

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 portion
of Frederick Road. The portion between Comus Road and 0ld Hundred Road {(MD
10%) has an average daily traffic volume of 9,200.

.t A7 e 25 The roadway setting, as it goes through the historic
dlstr1ct, 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 (0ld Hundred Road) and is
close to R-6 (Hyattstown Mill Road). All three roads are associated with

the Hyattstown historic district.

ter P High i tiom:
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 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.

Degcription: 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 comservation 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 farw fields and rural landscape on the other. The road, when
traveling towards Ridge Road, highlights the historic landscape of the
Cedar Grove higtoric district. The accident history does not suggest
unsafe conditions. One accident was reported for the three-yvear period
1986-1991. The rustic road classification will not impair the function or
safety of the roadway network.

signd ; 2 ; The significant feature of the road is the
reiatlcnshlp between the road and the view of Cedar Grove historic
district, the character of the land uses 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.

Rugstic Road Network: This road connects the historic district of Cedar
Grove and Piedmont Road and continues into the Agricultural Reserve.

Master P1 f Highwa i tion:
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 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 lccal use. It is a low-volume road (not
included on MCDOT's AAWT map) and has outstanding 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 occcurred 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
cthers occurred during the evening and speed was identified as a
contributing cause. One of these accidents involved two vehicles: the
cthers 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.

ic Roa Sevsten Piedmont Road forms a system of rustic roads when
palred Wlth Strlngtown Road and Hawkes Road.

Rustlc Road R-5
Right~of-way, 70 feet

HYATTSTOWN MILL ROAD

Hyattstown Mill road intersects Frederick Road (MD 355) immediately
south of 0ld 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 Bennett 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.

Degcription: 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.

Criterig:; 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.
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pas, A e 5 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 (0ld
Hundred Road) and R-3 {Frederick Road}.

Exceptlonal Rustlu R 6
Right-of-way, 50 feet

STRINGTOWN ROAD

This section 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 comnect directly with Clarksburg Road
(MD 121) and then with Interstate I1-270 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 cf the street svstem
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.

- Featy The setting of this road within the terrain is a
31gn1f1cant feature, as are the views from the road to the north away from
Clarksburg.
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Rustic Ropad Network: This rcad 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.

RustzéwR'7
Right~of-way, 80 feet

WEST OLD BALTIMORE ROAD

West 0ld Baltimore Road is a historic alignment, having gone
originally from the C & O Canal at the Mouth of Monocacy Road io
Baltimore. The yoad extended across Montgomery County. Portions of this
road still exist in the easterm part of the County where it is called 0ld
Baltimore Road. This section extends from Frederick Road (MD 353) 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 0ld 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.

snifican Thais historic alignment, the grades, the roadway
edges, the way thls road fits intc the terrain, the enclosed feel of the
nearby trees and vegetation, and the ford.

stic Roads Network This road connects from the east with R-2 West 0id
Baltlmore 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.

Exceptlonal Rustic‘E.lw
Right-of-way, 80 feet



290 Resolution No. 12-1632

Page 56, paragraph 5:

Under a separate contract, the Environmental and Water Resources Study was
required to develop constraints and opportunities maps utilizing parameters
guch as floodplains, slopes, soils and weitlands. The Planning Depariment
staff used these maps to develop the early land use options. [From the
very beginning] As much as sihble, the Clarksburg Master Plan effort
focused on avoiding develapment 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 recedving 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 aguifer 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 greas 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 mocdel 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 Z:

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
negatlve 1mpact on Ten Mlle Creek but w1ll be tested in the area east of

e _Creek di hou I ee Ten Mile Creek has low
base flow, shallow depth to bed rock and soil, that does not have the
capacity to assimilate higher demsity 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 Senmeca Creek and the develgped portions of Ten Mile
Creek 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 largelv 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 f[aveal] to continue the rural land use patterns that so far have
preserv&d heaithy stream Ceﬂdltlﬁﬂs that suppwrt aquat1c 11fe,

xpanded green space on the r851dentﬁal Dsrtlcn All streams w11’ 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] Little

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 envirommental review in {[sensitive
areas like] Special Protection Areas of Clarksburg. [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:

[SE DESIGNATION OF TEN MILE CREFEX: BACRKGRQUND MATERIALS

Add the following background materials:

1.

Letter from Planning Board to Montgomery County Council dated

January 28, 1994 discussing the designation of Ten Mile Creek as a Use
I~ rather than Use IV~P. The letter incliudes the following
attachmentsg:

-~ Planning Board Staff Response to January 6, 1994 Public Forum on
Use Designation;

- Planning Board Summary of Major 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, 1%93).

GING RE I0KS: BACKGR MATER

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.

Clarksburg Master Plan Staging Options Report, prepared by Montgomery
County Planning Department, April 1994.

Discussion of Pancar property:

The Pancar property is a 53 acre tract located northwest of the
intersection of West 0Old 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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A1l 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
Beard {(Final) Draft Clarksburg Master Plan and Hyattstown Special Study Area,
dated June 1993.

In addition to modifving the Master Plan as noted above, the Council
directs Planning Stafif 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 disadvantager of
each option should be presented to the Council within 6 months of the adoption
of this Plan.

This is a correct copy of Council action.

K%thleen A. Freedman, CMC
Secretary of the Council
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