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Attachment 1:  Analysis of Current Conditions and Projected Development in 

Clarksburg Stage 4  
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A.  MASTER PLAN RECOMMENDATIONS  

 
The Ten Mile Creek watershed includes part of the Town Center District and all of the Ten Mile 

Creek Area in the 1994 Clarksburg Master Plan.   

 

The plan envisioned the Town Center District as a strong central focus for the entire master plan area, 

while also recognizing that a portion of the district was in the headwaters of Ten Mile Creek.  The plan 

included reduced densities relative to the other parts of the Town Center District for parcels closest to 

the headwaters of Ten Mile Creek.  Even with the density reduction, the MXPD and PD-4 zoning can 

produce relatively high levels of imperviousness and most of the Ten Mile Creek area was placed in the 

last implementation stage to allow evaluation of protection measures and consideration of additional 

water quality measures and land use actions.   

 

West of I-270, the master plan provisions for the Ten Mile Creek Area recommended a balance of 

environmental concerns, housing needs and employment uses in the high-technology employment 

corridor.   The provisions included: 

 employment sites with development criteria to help address environmental concerns 

 low density residential use for land west of MD 121  

 low density residential (2-4 units per acre) between the mainstem of the creek and Shiloh 

Church Road with a substantial area of private conservation area and parkland, and 

 the remaining area in the watershed in rural residential (1 unit per 5 acres) and agricultural 

reserve.   

 

The R&D land in the Ten Mile Creek Area is limited to 15% imperviousness and with uses tightly 

clustered close to I-270.  The residential area west of MD 121 is approximately 600 acres and is limited 

to a maximum of 900 units, with any units beyond the base density requiring the purchase of TDRs.  

The plan specifies that at least 70% must be single family dwellings with the open space and 

conservation areas being undeveloped and forested.  

 

Detailed summaries of the master plan provisions for both the Town Center District and Ten Mile 

Creek Area are included in Attachment A. 
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Staging Plan 
 

The 1994 Clarksburg Master Plan addresses considerations of environmentally sensitive areas and 

water quality, and in response outlines provisions for staged implementation of development. The Plan 

defines four major implementation areas.   Development in Clarksburg is currently in Stage 3. Stage 3 

includes areas east of I-270 and the Cabin Branch area west of I-270 and southeast of Clarksburg Road. 

Stage 4 includes the environmentally sensitive Ten Mile Creek Area on both sides of I-270, and is 

designated as Ten Mile Creek East.  The Stage 4 triggers have been met (except sewer funding which 



3 

 

will be provided by the developers), but Council action is necessary to allow development to go 

forward. 

 

Many sections of the master plan relate to the Ten Mile Creek implementation area and the following 

list highlights the most important planning considerations for the Ten Mile Creek East area (see Staging 

Principles, p. 187 -192 of the 1994 Clarksburg Master Plan). The staging principles state that: 

 

 Sewage treatment and conveyance capacity will limit new development in Clarksburg 

 No new development should proceed until wastewater solutions are programmed 

 Land development should be coordinated with capital improvement, such as sewerage and 

transportation 

 Timing and sequence of development should reinforce the planôs community design and 

identity goals 

 Staging should respond to the (near term) demand for single family housing and (long term 

demand) for employment 

 Timing and sequence of development should respond to the unique environmental qualities 

of the area and help mitigate, in particular, development impacts in the Ten Mile Creek 

watershed 

 DEP to conduct the necessary baseline stream monitoring and test the effectiveness of Best 

Managements Practices (BMPôs)  

 Delaying development in the Ten Mile Creek Watershed will provide property owners the 

opportunity to pursue voluntary measures to protect water quality. 

 

The staging plan was crafted by the County Council to hold development in the Ten Mile Creek 

watershed until they could be assured that such development could adequately protect the special 

qualities of Ten Mile Creek. The following summary was drawn from the staging plan, with checks 

indicating those triggers that have been completed. 

 

Stage 4 Implementation (MP pages, 197 -205)  

 

Status Implementation Triggers 

V  Pass enabling legislation for development districts, or infrastructure financing 

V  Establish a new Water Quality Review Process 

*  Allocate CIP funding for wastewater facilities for all approved development in 

Germantown and Stage 4 areas of Clarksburg 

V  Conduct baseline monitoring of ecosystems of Little Seneca and Ten Mile Creek 

watersheds for minimum of 3 years 

V  A minimum of 2,000 housing building permits have been issued for Town Center and 

Newcut Road areas 

V  Release the first annual report on water quality for Town Center and Newcut Road areas  

*This trigger has not been met, because developer-funded infrastructure is not put in the CIP 

until a feasibility study has been completed by the developer.  

 

Implementation Mechanisms (requirements for development in Stage 4 to proceed) 

 When all above triggers must be met, then County Council considers whether to proceed 

with water and sewer plan amendments to permit development in Ten Mile Creek,  

 Ongoing water quality and BMP monitoring by DEP, 

 Individual properties are subject to AGP and APFO approvals, 
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 Infrastructure facilities are provided in accord with APFO, and added local determinations 

by Council are implemented. 

 

For required water and sewer category changes Council will: 

 Review demands on the CIP program for necessary infrastructure, 

 Evaluate the water quality results associated with the Newcut Road and Town Center 

development, and other similar developments, 

ñCouncil will draw upon standards established by federal, state, and local laws and 

regulations and determine if the methods, facilities, and practices being utilized are 

sufficient to protect Ten Mile Creek.ò 

 Assess voluntary measures taken by property owners in the Ten Mile Creek watershed to 

protect water quality. 

 

 

Council Options in Considering Stage 4  

1.  Grant water and sewer changes without placing limiting conditions. 

2. Grant water and sewer changes, subject to property ownersô commitments to take additional 

water quality measures.  

3. Defer action on water and sewer category changes pending further study or actions. 

4. Consider such other land use actions as are deemed necessary. 

 

B. WATER QUALITY CONSID ERATIONS 

 

With the January 2009 County release of the ñSpecial Protection Area Program and Annual Report for 

2007,ò countywide attention has been given to the Clarksburg Ten Mile Creek Special Protection Area. 

The report documents a deterioration of water quality in the Clarksburg Special Protection Area and 

also presents initial recommendations for methods that could be considered to address the 2007 SPA 

findings.  

The monitoring data supports the designation of Ten Mile Creek as an ñextremely environmentally 

sensitive area of county-wide significanceò in the Clarksburg Master Plan. Base-flows continue to be 

low in the summer months and the creek is susceptible to low flows from lack of rain. However, even in 

the driest years, tributaries have continued to flow and provide cool clean water as a refuge for the fish 

and aquatic insects. 

 
There are few watersheds that can compare to the Ten Mile Creek watershedôs rich and diverse 

ecosystem within Montgomery County. These watersheds are primarily in the far north and west of the 

County and include Little Bennett Creek, Bennett Creek and the Upper Patuxent River.  

Ten Mile Creekôs tributaries continue to provide cool clean water to the stream system. These 

tributaries begin at springs such as the King Spring, Hancock Spring, and an unnamed spring along 

Frederick Road on the MXPD-zoned property. These springs have provided cool clean water for a long 

time as evidenced by the use of native rock by early settlers to protect the spring head. Trout and other 

sensitive aquatic species rely on this source of cool, clean water. In 2007, fisheries biologists discovered 

three adult brown trout some distance above the West Old Baltimore Road ford. Two adult brown trout 

were found again in 2008 above the West Old Baltimore Road ford. 
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The Ten Mile Creek floodplain contains mature forest and healthy wetland areas. Beaver have 

developed a series of dams in the upper reaches that provide areas of deep, cool water as refuge for fish, 

amphibians and reptiles during the drier summer months. In the winter, this same habitat provides for 

wintering waterfowl and area wildlife. This series of beaver dams with flowing stream segments in 

between provides an example of how our streams looked before the area was first settled.  

 

The benthic macroinvertebrate community contains sensitive species with very specialized habitat 

needs that indicate extremely healthy water quality conditions. Some of the species are found in few 

other watersheds within Montgomery County. The Ten Mile Creek and associated tributaries have large 

areas of forested and herbaceous wetlands, vernal pools, and seeps that provide high quality amphibian 

and reptile habitat. The streams provide habitat for amphibian species that require stable stream habitat 

to survive.  

 

The watershed contains many areas of upland and riparian interior forest habitat. Bird surveys in 2009 

observed or heard 12 migratory nesting forest interior bird species in the Stage 4 forest interior areas of 

Ten Mile Creek.   

 

In addition to the sensitivity of the stream system itself, it is important to note that it forms a significant 

portion (about 25%) of the watershed that drains to Seneca Lake, an emergency water supply reservoir.  

While the reservoir is currently used to supplement flow in the Potomac River in times of drought, the 

quality of the water is important for this use as well as to Seneca Creek, which flows from the lake. 

 

The stream conditions in the far eastern headwater area of Ten Mile Creek (near the Correctional Center 

and I-270) declined from good to fair since 1998. New development in this area since that time includes 

parts of new residential areas east of 355 in Stage 3 as well as portions of the entrance and perimeter 

roads for the County Correctional Center. Runoff from the most of the Correctional Center is diverted 

from this tributary to an adjacent one. Even this small amount of new development has had a noticeable 

adverse effect on Ten Mile Creek. This, in addition to other contributing factors, has had a noticeable 

and cumulative adverse effect on the eastern headwater of Ten Mile Creek. The watershed remains a 

very fragile system dependent on the contribution of cool, clean water from its tributaries to maintain 

healthy stream conditions. 

 
Montgomery County Department of Environmental Protection (DEP) staff has recently collected data to 

estimate the environmental buffers for the Stage 4 area.  While definitive buffers can only be 

established when a Natural Resources Inventory/Forest Stand Delineation is submitted by the property 

owner for each property, it is clear that there are more potential environmental constraints than are 

shown in the master plan.  In particular, the developable area in the Stage 4 headwaters areas will 

probably be reduced.   

Impacts of Stages 1, 2 and 3 on Stream Conditions 

 

In Little Seneca Creek which drains most of Clarksburg east of I-270 and south of Clarksburg Road 

(121), the stream conditions were predominantly good to excellent before development occurred. 

Currently, stream conditions have dropped into the fair category primarily in the Clarksburg Town 

Center and Newcut Road development areas (see maps on the following page). Detrimental impacts to 

the biological health of the streams in Clarksburg have been observed due to:  

 the unexpected downturn in the construction economy and its consequences on the landscape 

(rapid start of construction followed by delays, leaving large areas of land with sediment and 

erosion control only),  

 the fact that most BMPs have not been converted from sediment and erosion control (S&EC) to 

stormwater management (SWM),  

 the amount of land disturbance and hydrologic modification,  

 the increases of imperviousness associated with the development, and 
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 impacts associated with the installation of utility lines to service this area. 

 

The current land use development process permanently changes the character of the landscape. These 

changes are cumulative and influence the receiving streams in ways that require an understanding of 

processes that go beyond BMP effectiveness. The overall topography, natural drainage patterns, and 

natural infiltration are altered due to the cut and fill requirements necessary to meet the density 

requirements of these neighborhoods and the diversion of most of the surface runoff into stormwater 

inlets and drains. These changes to the landscape alter hydrology and can permanently affect water 

quality.  

 

Thus far, SPA monitoring results show that BMPs are performing as expected. However, the efficiency 

of the BMPs is not correlating to the monitored results of the biological health of the stream 

downstream of the BMPs. As imperviousness increases in the watershed, the streams health declines 

drastically. There is insufficient data at this point in the development process to evaluate if the 

watershed will recover from the negative effects documented during construction. However, 

dependence on structural solutions alone to maintain healthy stream systems has not worked to date.  

Stream conditions in SPA watersheds with lower imperviousness have changed less than those with 

higher imperviousness. The streams in lower density watersheds are expected to have a fuller recovery 

because the biological community, water quality conditions and habitat are still intact.  Springs and 

seeps, necessary to maintain base flows in headwater streams, may not be adequately protected by the 

current wetland buffers.  
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Source: Special Protection Area Annual Report 2007. 

 

 Current Status of Sewer and Water Service 
 

Town Center: Properties in the Town Center outside of Stage 4 are all approved for public sewer 

service as part of the general category map amendments approved for Development Stages 2 and 3.  

This area is served by gravity extensions from the Little Seneca Trunk Sewer.  Some nearby projects in 

the Town Center Districtðprimarily those across Clarksburg Rd. in Little Bennett Creekðuse grinder 

pressure systems to pump over into the town center gravity mains. Properties in the Ten Mile Creek 

watershed in Stage 3ðincluding those in the Historic District and the proposed fire station siteð

generally have conditional approval for sewer service, as established under the general category map 

amendment for Stage 3.  Final approval depends on confirmation that WSSC can provide sewer service 

using only CIP-approved capital projects.  The Eganôs BBQ site has sewer service approval, but has not 

yet connected to the public sewer system, according to WSSC.  The County approved public sewer 

service restricted to the existing picnic/catering operation.  


