
 

 

Staff Report Date: 6/26/2015 

 There are three items for Planning Board review for the Dowdens Station project:  the Local Map
Amendment, the Preliminary Forest Conservation Plan and the Special Protection Area (SPA) Preliminary
Water Quality Plan.  This memorandum covers staff’s review and recommendations on the Preliminary
Water Quality Plan and the Preliminary Forest Conservation Plan.

 The Board’s actions on the Preliminary Forest Conservation Plan and the Preliminary Water Quality Plan are
regulatory and binding.

 The regulatory approvals covered by this staff report are only valid if the Local Map amendment is
subsequently approved by the County Council.

Summary 

MONTGOMERY COUNTY PLANNING DEPARTMENT

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION MCPB 
Item No. 11 
Date: 7/9/2015 

Dowdens Station, LMA G-957, Preliminary Forest Conservation Plan and Preliminary Water Quality Plan 

Katherine Nelson, Planner Coordinator, Area 3 Division Katherine.Nelson@montgomeryplanning.org, 301-495-4622 

Richard Weaver, Supervisor, Area 3 Division Richard.Weaver@montgomeryplanning.org   (301) 495-4544 

Kipling Reynolds, Chief, Area 3 Division, Kipling.Reynolds@montgomeryplanning.org 

 Dowdens Station Local Map Amendment:  G-957 
 B. Preliminary Water Quality Plan 

     C. Preliminary Forest Conservation Plan       
Request for a Local Map Amendment for reclassifi cation  
of a 24.37-acre property from R-200 Zone to PD-4 Zone, 
for the development of up to 105  detached and attached 
single-family dwelling units, located on the west side of 
Frederick Road (MD 3 55), 1,300 feet north of its 
intersection with Shawnee Lane, known as Garnkirk 
Farms Parcel N760 , part of Lot 21 and Parcel N888 Lot 22 
tax map EW31, Clarksburg, 1994 Clarksburg Master Plan 

and Hyatt stown Special Study Area.   

Staff Recommendation: Approval with Conditions 
   Applicant:  Clarksburg Mews, LLC 
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STAFF RECOMMENDATIONS 
 

 APPROVAL of the Clarksburg Special Protection Area Preliminary Water Quality Plan, subject to the 
following  conditions:  

1. Conformance to the conditions as stated in 
Montgomery County Department of 
Permitting Services (MCDPS) Preliminary 
Water Quality Plan approval letter dated 
June 11, 2015 (Attachment A). 

2. The impervious surfaces on the property 
are limited to no more than 30 percent of 
the net tract area. 

3. If the stream crossing is permitted at 
preliminary plan, it must not disturb 
natural stream flow or wetlands. 

4. Minimize height of retaining walls 
separating sensitive areas from developed areas. 

5. Maintain a 175-foot stream buffer adjacent to the townhomes on the western side of the site. 

 APPROVAL of the Preliminary Forest Conservation Plan, subject to the following conditions: 
 

1. Prior to any land disturbing activities, the Applicant must obtain approval of a Final Forest 
Conservation Plan consistent with the Preliminary Forest Conservation Plan and Planning Board 
conditions  

2. The Applicant is required to record a Category I Conservation Easement over areas of forest 
retention as shown on the Forest Conservation Plan approved by the Planning Board. The 
easement must be approved by the M-NCPPC Office of General Counsel and recorded by deed 
in the Montgomery County Land Records after site plan approval and before any land disturbing 
activities.  

DISCUSSION 

SITE DESCRIPTION 

The subject property is two un-platted parcels equaling 24.37 acres, 
in the R-200 Zone and located on the west side of Frederick Road 
(MD 355) and the future extension of Roberts Tavern Drive in the 
Clarksburg Master Plan area (“Property” or “Subject Property”).  The 
Property is vacant and completely forested.  The topography is 
rolling with moderate to extreme steep slopes and one area of level 
terrain.  The Property includes a network of stream valleys, wetlands 
and drainage swales that direct runoff to the south into a tributary 
stream draining to the Little Seneca Creek.  This stream valley has 
been protected by a conservation easement on off-site 
developments to the north and west of this site. 

Map 2 

Map 3 
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A Natural Resources Inventory/Forest Stand Delineation 
(NRI/FSD #420132130) was approved on April 21, 2014.  The 
Property is located within the Clarksburg SPA and the Little 
Seneca Creek watershed, a Use Class IV-P watershed.  The 
Property includes an unnamed tributary of Little Seneca 
Creek that begins on the west side of the Property. The 
Countywide Stream Protection Strategy rates that quality of 
streams in this watershed as “good”.  Streams, floodplains, 
wetlands, and environmental buffers on site total 
approximately 9.22 acres or approximately 39 percent of the 
gross tract area.   The Property has two different forested 
areas.  The first, on the western side of the Property, is a 
mature, stable ecosystem with many specimen trees and rates as high priority for retention.  The second 
forest on the eastern side of the Property is approximately 35-years old and contains many invasive 
species.  The forest that is located outside of the streams and wetland buffer areas on the Property is 
considered a moderate priority for retention. 

PROJECT DESCRIPTION 

The applicant, Clarksburg Mews, (“Applicant”) is requesting to rezone the Property from the R-200 Zone 
to the PD-4 Zone. The Applicant proposes to construct a total of 105 residential units, including 21 
single-family detached, and 84 single-family townhouse units.  Fourteen of the townhome units are 
proposed for MPDUs. The Applicant proposes reservation of land for the Master Plan recommended 
future alignment of Frederick Road and Roberts Tavern Drive.  

SPECIAL PROTECTION AREA REQUIREMENTS 

The Property is within the Clarksburg SPA and is the subject of a Local Map Amendment application 
which requires a Development Plan. Therefore, the Applicant is required to obtain approval of a water 
quality plan under section 19-67 of the Montgomery County Code.  This section of the code states:  

19.67.01.01 Authority: In accordance with the procedures authorized in Chapter 19, Article V, 
entitled "Water Quality Review - Special Protection Areas," Section 19-67, the following 
Executive Regulation applies to an application for approval of, or significant amendment to, a 
development plan, diagrammatic plan schematic development plan, project plan, preliminary 
plan of subdivision, special exception, or site plan, in designated special protection areas. 

19.67.01.03 Applicability: A. Privately owned property: Except as exempted under Section 4, all 
persons proposing to disturb land within a SPA must also submit a preliminary water quality plan 
and a final water quality plan if they are: 

  (i) required by law to obtain approval of a development plan, diagrammatic plan, 
schematic development plan, project plan, special exception, preliminary plan of subdivision, or 
site plan; or 

(ii) seeking approval of an amendment to an approved development plan, diagrammatic 
plan, schematic development plan, project plan, special exception, preliminary plan of 
subdivision, or site plan; or 

Map 4 



4 
 

(iii) specifically required to submit a water quality plan in a land use plan, watershed 
plan, comprehensive water supply and sewer system plan amendment, or by resolution of the 
County Council. 

Under the requirements of the Special Protection Area law, an SPA water quality plan must be reviewed 
in conjunction with the Local Map Amendment.  Under the provision of the law, the Montgomery 
County Department of Permitting Services and the Planning Board have different responsibilities in the 
review of a water quality plan. The Planning Board’s responsibility is to determine if requirements for 
environmental buffer protection and SPA forest conservation have been satisfied.  In addition, the Board 
must review the appropriateness of the proposed impervious level of the new development.  

MCDPS Special Protection Area Review Elements 

In a letter dated June 11, 2015, MCDPS conditionally approved the elements of the SPA Preliminary 
Water Quality Plan under its purview including:  a) stormwater management facilities, b) sediment 
control measure, and c) Best Management Practices (BMP) monitoring.  A synopsis is provided below.  
(see also Attachment A).    

The conditions may impact the Planning Board’s part of the review of the water quality plan.  For 
example, the fourth condition, “Provide safe non-erosive outfalls into the proposed green/HOA areas.  It 
appears that the outfall located in the area near the pedestrian access to the future transit station may 
need to be moved further down slope.”  Compliance with this condition will result in more priority 
forest removal and wetland impact.    

a) Stormwater Management  

MCDPS will require that full Environmental Site Design (ESD) be achieved to meet the DPS performance 
goals.  The Applicant’s current plan relies heavily on a combination of micro-bioretention cells and 
planter box micro-bioretention to meet requirements. 

b) Sediment and Erosion Control 

Redundant sediment control structures will also be required, such as oversized traps, super silt fences 
for small drainage areas and phasing to promote quick stabilization. The MCDPS conditions for this 
element may impact the Planning Board’s part of the review of the water quality plan.  For example, the 
fourth condition, “Provide safe non-erosive outfalls into the proposed green/HOA areas.  It appears that 
the outfall located in the area near the pedestrian access to the future transit station may need to be 
moved further down slope.”  Compliance with this condition will require additional priority forest 
removal and wetland impacts.    

c) Monitoring of Best Management Practices  
 

Required stream and BMP monitoring will be conducted by the Montgomery County Department of 
Environmental Protection with the Applicant required to pay a fee for this monitoring.      
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Planning Board Special Protection Area Review Elements 

Area 3 Planning Staff has reviewed and recommends Planning Board approval of the elements of the 
SPA Preliminary Water Quality Plan with conditions: 

1. Approved stormwater management plan and sediment control plan must conform to the 
limits of disturbance of the preliminary forest conservation plan.   

2. Impervious levels must not exceed 30 percent of the net tract area. 
3. The arch culvert stream crossing must not impact wetlands or their buffers and must minimize 

impacts to the natural flow of the stream. 
4. Minimize height of retaining walls separating sensitive areas from developed areas.  

Environmental Guidelines 

The unnamed tributary to Little Seneca Creek has two branches that flow from the north with the 
confluence on the Property.  This confluence area forms a much larger wide and braided stream that 
receives a large amount of flow.  This area of the stream channel is between 20 feet and 100 feet wide 
below the confluence and interlaced with seeps, springs and wetlands.  In addition, steep slopes with 
erodible soils lead down to the stream channel area.  

Sewer Service Analysis 

This Application proposes significant impacts to the Stream Valley Buffer (SVB).  The main impact is the 
arch culvert proposal that will carry a gravity sewer (and pedestrian path) over the stream on the east 
side of the Property.  (See Attachment B and C for background.)  The 1994 Clarksburg Master Plan 
intended that the area, north of Shawnee Lane, west of MD 355, east of future Observation Drive and 
south of future Roberts Tavern Drive (“Subwatershed”) be served by public sewer service. While not 
specifically determined or otherwise specified in the Master Plan, one can assume that public sewer 
service to this Subwatershed was to be extended from the south, up the small tributary, through the 
Clarksburg High School site, under Shawnee Lane and thence serving the Subwatershed with gravity 
sewer service. However, prior developments within this Subwatershed commenced at the far upstream 
(north) side of the Subwatershed well ahead of any such gravity sewer extension from the south.  Two 
such developments each found ways to construct gravity sewer carefully built along the final contours of 
their respective developments which directed sewage flows by gravity into sewers within neighboring 
watersheds, thus circumnavigating the downstream properties (including the Subject Property) that 
might have benefitted from a comprehensive gravity sewer solution.  The subject development   now 
proposes to do the same as the developments to the north, however, with a rather unique means of 
maintaining gravity flow.   

The WSSC strongly prefers gravity sewer service that is provided under conventional means of trenching 
pipe designed to convey sewage without mechanical assistance (pumping).  Gravity sewer service has 
proven to be the most efficient and cost effective means of providing comprehensive sewer service to 
large populations. Hence, in order to determine the tract area for forest impacts and water quality 
impacts that are required to make the findings for this Development Plan application, it became 
necessary to determine how sewer infrastructure might be extended to the Property. In meetings with 
WSSC, they stated a preference for the gravity sewer described above, that would convey flows by 
gravity to a manhole located near the Clarksburg High School, more than 2,000 feet to the south. 
(Attachment B)   This extension was problematic for both the Applicant and Staff since the Applicant did 
not control much of the properties that would be crossed by such an extension and Staff was concerned 
with the environmental impact to a large wetland/forest complex across the entire east and north side 
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of the High School property in the direct path of the potential gravity sewer.  This sensitive area is 
protected by a forest conservation easement on the School property.  (See page 3 of Attachment B)   

Staff analyzed a modified version of the above solution which would be to extend gravity service from 
the Subject Property, south to Shawnee Lane, where a pumping station could be built (by the developer) 
on off-site properties.  The pump station would then pump sewage to the closest available gravity sewer 
likely to the west along Shawnee Lane near the Garnkirk (Eastside) and Gallery Park developments.   This 
pumping station at Shawnee Lane would be capable of serving the entire remaining Subwatershed. 
However, the Applicant does not have control or permission to cross downstream properties with the 
sewer or pump station.  WSSC, while non-comital to the pump station alternative, remains in favor of a 
standard gravity option. 

Given the impediments to the two options discussed above, the 
Applicant seeks to connect to the sewer infrastructure within the 
Garnkirk Farm subdivision west of the Property with a gravity sewer 
line “suspended” within a bridge that crosses the stream valley on the 
western side of the Property.  Gravity flow is not possible if the pipe 
were to be buried through the stream valley buffer due to topography.  
By suspending, or enclosing, the sewer line within an elevated 
structure built across the stream valley, positive gravity flow can be 
maintained from the proposed development to the nearest existing 
gravity sewer located to the west in Observation Drive (currently 
under construction). 

The proposal would be to bury the sewer line within a 35-foot wide, soil-filled arched span bridge using 
a bottomless culvert over the stream and wetlands.  The length of the “bridge” would be 280 feet where 
an asphalt pedestrian path would be placed on top of the sewer pipe.  The arched culvert would span 40 
feet in an attempt to clear the stream and associated wetlands. , WSSC has agreed to study this option.  
The agency will make the decision about how to sewer this site at the time of preliminary plan. 

The asphalt path will provide much needed pedestrian access to the proposed transit station located at 
the intersection of future Observation Drive and Shawnee Lane.  The opening in the culvert is designed 
to allow the stream flow to pass through.  However, the dynamic nature of the stream in this location 
and the adjacent wetlands make it impossible to avoid permanent impacts to this system with the 
proposed arch culvert design.  The stream will have to be realigned, narrowed and channelized to insure 
that the stream is permanently flowing toward the culvert opening and not undermining the foundation 
of the culvert.   The arch culvert spans the wetlands but does impact the wetland buffers located on 
each side of the wetland.  This impact will initiate a wetland permit from appropriate agencies.  A 
floodplain construction permit is also likely.   

The arch culvert concept for the gravity sewer has the potential to be acceptable to WSSC and has many 
upsides especially for the pedestrian connection; however, its impact to this stream system will be 
permanent as with many road or asphalt pedestrian connections that place permanent features within 
the near stream area.  Staff is particularly concerned with the amount of stream realignment that will be 
necessary to control the stream channel as it enters the culvert and as it flows through the culvert. A 
stream will naturally meander unless it is held in check by man-made structures.  The attempt to span 
the stream and wetlands with the culvert may sound like a feasible way to avoid or minimize impacts, 
but Staff is convinced that the character of the stream, both upstream and downstream of the culvert, 
will be irreversibly altered.  Direct impact to the stream buffer may also include multiple outfall 

Map 5 
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locations that cut channels through the forested slopes of the stream valleys.  Should this be the sewer 
option that is ultimately chosen for this development, staff cannot stress the importance of the 
developer working with the County MCDEP to use available funds to restore to natural features of the 
stream to the maximum extent possible.  The final water quality plan at the time of preliminary plan will 
show this information. 

Other impacts to the environmental buffers are less direct.  In order to build and engineer Dowdens 
Green Way around the second stream and an associated wetland on the site there will be a 10-20-foot 
grade change on three sides of the wetland and stream system, requiring retaining walls.  However, the 
stream buffer will not be directly impacted.  One of the purposes of the PD zone is to “minimize the 
amount of grading necessary for construction of a development.”  Grading and the use of large retaining 
walls should be minimized. 

Finally, the Clarksburg master plan recommends a 175-foot stream buffer, “The Master Plan strongly 
encourages landowners to allow stream buffer areas within 175 feet of the stream to remain 
undisturbed . . .”   Given the steep slopes with highly erodible soils, particularly along the western 
tributary, the strong encouragement from the plan should be followed along the western tributary. 

Imperviousness 

A main goal for new development in all SPAs is to reduce the area of impervious surfaces. The 
Clarksburg SPA, which was created following approval of the Clarksburg Master Plan and subsequently 
amended, specifies no maximum imperviousness cap in this portion of the SPA.   

The Impervious Area Exhibit (Attachment D) proposed a post-development condition of 5.6 acres of 
impervious surface.  The percentage of impervious surface shown on the exhibit is incorrect since the 
area of highway dedication should be deducted from the net tract area as in the forest conservation 
plan (See Attachment D).  This staff report reflects the correct calculation of the impervious percentage 
by using the same impervious acreage shown on the exhibit.  The impervious percentage of the site is 
26.0 percent of the 21.57-acre net tract area.   The Applicant anticipates the need for additional 
impervious area as the site development process continues.  A future impervious exhibit will include 
additional elements such as accel/decel lanes, a turn lane on MD 355, site amenities such as play areas 
and pedestrian connections, additional parking spaces, modified dwelling unit sizes and a wider 
pedestrian connection across the tributary to Little Seneca Creek.  For these reasons, the Applicant has 
proposed that the final impervious acreage may increase from 5.6 acres to a total of approximately 7.8 
acres.  This will bring the impervious level to approximately 36 percent of the net tract area.      

The Property is currently zoned R-200.  Staff has calculated impervious surface levels for typical 
developments across the county in the R-200 zone with sewer service to be approximately 26 percent.  
Staff has also calculated impervious levels of the PD-4 zone to be approximately 30 percent.   

Because there is no imperviousness cap within this portion of the Clarksburg SPA, the Staff and the 
Planning Board have historically used the general county range for the zone as a goal.  At 36 percent, the 
proposed project is greater than the expected impervious level of both the R-200 zone and the PD-4 
zone.  The current impervious exhibit (Attachment D) has minimized imperviousness while attaining the 
maximum density of the PD-4 zone, resulting in a 26 percent impervious level.  The goal of this 
Application should be to stay below 30 percent of the net tract area.   
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Forest Conservation  

This project is subject to the Montgomery County Forest Conservation law (Chapter 22A of the County 
code) under section 22A-4(a), which states that the law applies to: 
 

A person required by law to obtain development plan approval, diagrammatic plan approval, 
project plan approval, preliminary plan of subdivision approval, or site plan approval; 

 
The proposed project is the subject of a Local Map Amendment application, a required element of which 
is a Development Plan. Therefore, the Montgomery County Forest Conservation Law is applicable to the 
Application at this stage.  The Applicant submitted Forest Conservation Plan No. G-957 (see Attachment 
E) on February 27, 2015.  The FCP uses a net tract area of 21.57 acres, which is equal to the total tract 
area of 24.37 acres minus the proposed right-of-way dedications of 2.8 acres. 
 
The FCP shows 13.3 acres of forest clearing and 8.17 acres forest retention.  No forest mitigation is 
required due to the high level of forest retention.  However, it is possible that the construction of 
Observation Drive may require permanent or temporary easements because of the extreme slopes in 
this area.  This may require additional forest clearing in areas proposed to be retained by the applicant. 
 
Tree Variance 

Section 22A-12(b)(3) of the Montgomery County Forest Conservation Law provides criteria that identify 
certain individual trees as high priority for retention and protection.  The law requires no impact to trees 
that: measure 30 inches or greater, DBH (“Protected Tree”); are part of a historic site or designated with 
an historic structure; are designated as a national, State, or County champion trees; are at least 75 
percent of the diameter of the current State champion tree of that species; or trees, shrubs, or plants 
that are designated as Federal or State rare, threatened, or endangered species.  Any impact to a 
Protected Tree, including removal or disturbance within the Protected Tree’s critical root zone (CRZ) 
requires a variance.  An application for a variance must provide certain written information in support of 
the required findings in accordance with Section 22A-21 of the County Forest Conservation Law.  In the 
written request for a variance, an applicant must demonstrate that strict adherence to Section 22A-
12(b)(3), i.e. no disturbance to a Protected Tree, would result in an unwarranted hardship as part of the 
development of a property. 
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Variance Request 

The Applicant submitted a variance request dated February 24, 2015 for the impacts of Variance Trees 
by the proposed activities (Attachment F).  The Applicant has requested a tree variance to impact six 
Variance Trees and to remove nine Variance Trees. 

 

Justification of Unwarranted Hardship 

Under Section 22A-21, a variance may only be considered if the Planning Board finds that leaving the 
Variance Trees in an undisturbed state would result in an unwarranted hardship.   

This variance request is to allow development of a completely forested site, part of which is an older 
forest with a significant number of protected trees.   The Property is highly constrained with slopes, 
streams and wetlands and the developable area is relatively limited.  In addition, the Applicant proposes 
to connect to sewer service across a wide stream valley which contains many variance trees.  It is not 
possible to avoid impact to these trees if the Property is to be developed.  Not granting a variance would 
eliminate much of the developable area of the site and create an unwarranted hardship.       

Variance Findings 

Section 22A-21 of the County Forest Conservation Law sets forth the findings that must be made by the 
Planning Board in order for a variance to be granted.  

Staff has made the following determination based on the required findings that granting of the 
requested variance:   

1. Will not confer on the applicant a special privilege that would be denied to other applicants. 

The Property is limited by road dedications, slopes, streams and wetlands, and the number of protected 
trees within the forest.  These constrictions limit the developable area of the site.  In order to develop 

Tree # Species 
D.B.H 

(inches) 
CRZ Impact Reason for disturbance 

      

8 Tulip Poplar  30 100%/Remove Parking and Micro-Bioretention 

10 Tulip Poplar 33 100%/Remove  Micro-Bioretention 

14 Black Cherry 31 100%/Remove Grading For Town Houses 

16 Black Oak 43 100%/Remove  Grading For Town Houses 

23 White Oak 30 100%/Remove Grading For Town Houses 

24 Black Oak 36 100%/Remove Grading For Town Houses 

32 Black Oak 37 34% Grading For Town Houses 

36 Black Oak 31 100%/Remove  Grading For Town Houses 

41 Red Oak 32 100%/Remove  Grading For Town Houses 

45 Red Oak 34 29% Grading For Town Houses 

46 Red Oak 30 4% Grading For Town Houses 

92 White Pine 33 11% Grading For Town Houses 

94 White Ash 34 11% Grading For Town Houses 

115 Tulip Poplar 37 100%/Remove Sewer Connection/Pedestrian Bridge 

116 White Oak 37 17% Sewer Connection/Pedestrian Bridge 
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this Property, it is impossible not to impact Protected Trees.   Therefore, this is not a special privilege to 
be conferred on the Applicant.   

2. Is not based on conditions or circumstances which are the result of the actions by the applicant. 

The requested variance is based on the constrained site conditions, the need for a sewer connection and 
the zoning density as proposed by the Applicant.  This is not a result any action undertaken by the 
Applicant. 

3. Is not based on a condition relating to land or building use, either permitted or non-conforming, 
on a neighboring property. 

The variance is a result of the proposed site design and layout.  The surrounding land uses do not have 
any inherent characteristics or conditions that have created or contributed to the need for a variance.  

4. Will not violate State water quality standards or cause measurable degradation in water quality. 

The granting of this variance will not adversely affect water quality beyond the proposed forest removal.  
Water quality will be impacted in particular by forest removal in the stream channel and within the 
stream buffer.  Appropriate erosion and sediment controls will be installed, as specified in the Erosion 
and Sediment Control Plan for this Application.   

Mitigation for Trees Subject to the Variance Provision  

Mitigation for Protected Tree impact and removal is calculated by forest conservation worksheet, since 
all of the Protected Trees are located within forested areas.  In this case, sufficient forest is being 
retained and additional mitigation is not required.   

County Arborist’s Recommendation on the Variance 

In accordance with Montgomery County Code Section 22A-21(c), the Planning Department is required to 
refer a copy of the variance request to the County Arborist in the Montgomery County Department of 
Environmental Protection for a recommendation prior to acting on the request.  The request was 
forwarded to the County Arborist on May 22, 2015 and is currently under review 

Variance Recommendation 

Staff recommends that the variance be granted.    

The submitted Preliminary Forest Conservation Plan meets all applicable requirements of the Chapter 
22A of the County Code (Forest Conservation Law). 
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CONCLUSION 

The Special Protection Area Preliminary Water Quality Plan G-957 with conditions meets all applicable 
sections of Chapter 19 of the Montgomery County Code; therefore, Staff recommends approval, subject 
to the conditions cited on page 2. 

The Preliminary Forest Conservation Plan No. G-957 with conditions meets all applicable section of 
Chapter 22A of the Montgomery County Code; therefore, Staff recommends approval, subject to 
conditions on page 2. 

Attachments: 
Attachment A: MCDPS Preliminary Water Quality Plan Approval Letter 6/15/2015 
Attachment B: Sewer Alignment Agency Meeting Summary (DEP, WSSC, MCPD) 
Attachment C: Proposed Area Sewer Alignments 
Attachment D: Impervious Area Exhibit, 3/11/15 
Attachment E: Preliminary Forest Conservation Plan 2/27/2015 
Attachment F: Variance Request 2/14/2015 
Attachment G: Preliminary Water Quality Plan 5/29/15 
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Montgomery County Long Range Sewer Service Technical Advisory Committee 

Dowden’s Station/Garnkirk Farms 
Local Map Amendment G-957 

Friday December 6, 2013 Meeting Minutes 

SUBJECT AREA  

The group discussed a number 
of scenarios for providing 
sewer service to the area of 
Clarksburg bounded by MD 
355, Shawnee Lane, and the 
Garnkirk Farm subdivision.   
This area is bisected by a 
significant stream valley.  This 
area is outlined in white on the 
air photo. 

BACKGROUND 

The 1994 Clarksburg Master 
Plan intended that this area be 
served by public sewer service.  
However, there are a number 
of challenges to the extension 
of sewer infrastructure to the 
subject area:  

1. The most logical sewer 
outfall alignment according to WSSC policy, would be to extend 
infrastructure by gravity across the Clarksburg High School property, south 
of Shawnee Lane.   This is problematic since the School buildings are 
concentrated on the south side of the property with only a minimal sewer 
extension from the south.  This means that the nearest gravity sewer 
extension is over 2000’ feet downstream of the subject area.    In addition, 
there is a large wetland/forest complex across the entire east and north side 

Attendees: Kenneth Dixon, WSSC 
Mary Dolan, MCPD 
Katherine Nelson, MCPD 
Alan Soukup, MCDEP 
Elsabett Tesfaye, MCPD 
Rich Weaver, MCPD 
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THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 
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of the school property.  This sensitive area is protected by a conservation 
easement.   

2. In order to access the sewer infrastructure within the Garnkirk Farm 
subdivision (superimposed on the air photo) to the east of the subject area, 
the landscape would need to be restructured to create the necessary grade.  
In addition, the steep stream valley between the Garnkirk Farm subdivision 
and the subject area would have to be filled in order to achieve a gravity 
connection.   This solution would only end up serving the north side of the 
subject area by gravity.  The southern part of the subject property would 
require other sewer service solutions.  

3. The sewer infrastructure to the north of this area (see orange lines and 
manholes on the air photo) is uphill from this property and is only accessible 
by pumping.  

4. Access to sewer infrastructure on the east side of MD-355 is distant and 
would also require pumping. 

DISCUSSION 

The group discussed the various options for providing sewer service to the subject 
area.  This discussion included the proposal from the developer of Dowden’s Station 
Local Map Amendment G-957 described in #2 above. 

The general agreement included the following: 

1. The subject area must be served comprehensively.  Partial solutions for 
specific areas will make it unlikely that remaining areas will ever receive 
public sewer service as planned. 

2. Service by gravity is the preferred method.   

3. The preferred sewer alignment is an extension of the outfall located on the 
Clarksburg High School site.  The alignment should be extended on the north 
east side of the stream and outside the easement area wherever possible.  
This avoids stream crossings and is accessible to the majority of the subject 
area’s development potential.   

Although not ideal, a modified version of the above solution would be to follow this 
alignment across the subject area only as far as Shawnee Lane.  A pumping station in 
this location would then pump west over to the outfall in the Eastside subdivision.  
This modified solution would be subject to WSSC approval. 

The attached graphic shows the preferred sewer outfall alignment. 
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ATTACHMENT C



Phone   301.670.0840

Fax   301.948.0693

www.mhgpa.com

Montgomery Village, Maryland

9220 Wightman Road, Suite 120

20886-1279

I hereby certi fy that these documents were

prepared or approved by me, and that I am a

duly licensed Professional Engineer under the

L a w s  o f  t h e  S t a t e  o f  M a r y l a n d

License No. 14979, Expiration Date:  07/20/2014

Professional Certification
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