FREDERICK COUNTY PLANNING COMMISSION
August 19, 2020

TITLE:

Jefferson Technology Park

FILE NUMBER:

S-1136 PP257617, F257618,
A257619

REQUEST:

Preliminary Subdivision Plan Approval
The Applicant is requesting Preliminary Plan approval
for 13 total lots (3 open space, 1 civic, 5 employment,
and 4 commercial lots).

PROJECT INFORMATION:
ADDRESS/LOCATION:
South of MD 180 and north of US 15/340, along
Jefferson Technology Blvd., Jefferson Station Blvd.,
and Fair Oaks Drive
MAP/PARCEL:
Tax Map 76, Parcel 108, 109, 568
COMP. PLAN:
ORI – Office, Research, Industrial
ZONING:
MXD – Mixed Use Development
PLANNING REGION:
Frederick
WATER/SEWER:
W-3/S-3
APPLICANT/REPRESENTATIVES:
APPLICANT:
Harris, Smariga & Associates
OWNER:
Jefferson Park Development, LLC
ENGINEER:
Harris, Smariga & Associates
STAFF:

Ashley M. Moore, Principal Planner

RECOMMENDATION:

Approval

Enclosures:
Exhibit #1 – Phase 1 Approved Plan
Exhibit #2 – Preliminary Plan

STAFF REPORT
ISSUE
Development Request
The Applicant is requesting Preliminary Subdivision Plan approval for 13 lots for commercial, employment,
civic, and open space uses on 108.45 acres of Mixed-Use Development (MXD) zoned land. The proposed
preliminary plan addresses only the non-residential portion of the overall Jefferson Technology Park
development. The application is being reviewed under Chapter 1-16 of the County Code (Subdivision
Regulations) and § 1-19-10.500.7 (Land use, mixture, and design requirements within the MXD District) of
the Zoning Ordinance (Chapter 1-19) as the Phase II Execution Phase of the Mixed-Use Development
zone.

BACKGROUND
Development History
The vicinity of the subject MXD was previously identified as a special focus area for implementing an
economic development objective of establishing a biotechnology and advanced technology center in the
County. Therefore, during the update of the Frederick Region Plan in 2002, the site of the subject MXD
was zoned Office/Research/Industrial (ORI). The MXD floating zone was applied to the property during the
original Phase I application in 2005. A Preliminary Subdivision Plan was also approved in 2005 but has
since expired. The Phase 1 application was amended on November 12, 2012. Conditions from the rezoning
ordinance that are relevant to the proposed Preliminary Plan have been provided below:
 No free-standing single user commercial retail building, with the exception of a grocery store, will
exceed 40,000 square foot footprint.
 The Planning Commission may require that architectural renderings of buildings, streetscapes, or
public areas be presented to assure that the appearance, size, and type of building materials or
other aspects of the design are in keeping with the purpose and intent of the MXD district.
 The project shall include a trail system and a series of exercise stations…
 The developer shall construct all road improvements as stated in Condition 2 as well as other
road improvements required by APFO testing with other than County funds. Notwithstanding this
condition, the Board of County Commissioners may authorize Tax Increment Financing for these
road improvements.
 As part of the Phase II MXD approval, the developer shall work with staff to identify and
incorporate appropriate design elements into the project to ensure the development is transit
serviceable.
 The Developer shall work with staff during the Phase II MXD approval to determine the final
location for public/quasi-public spaces as well as the commercial land uses, in order to link the
larger ORI employment area with the MXD Use Main Street and Commercial Core.
The Phase I plan was again amended on December 3, 2019 and July 8, 2020. See Exhibit 1
See Graphic #1 below.
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Graphic #1: Aerial
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Existing Site Characteristics
There are eight properties northwest of the eastern portion of the Site, along Jefferson Pike. Four of those
properties are residences, two are commercial businesses and one is a church. All are zoned
Office/Research and Industrial. The western portion of the Site has townhomes and condos, from the
previously approved preliminary plan. South and east of the Site is US 15/340, Ballenger Creek Meadows,
and Ballenger Creek Plaza. The property is generally clear with the exception of the existing wooded areas.
See Graphic #2 below.
Graphic #2: Zoning
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ANALYSIS
Detailed Analysis of Findings and Conclusions
Preliminary Subdivision Plan approval is determined based upon the requirements found in Chapter 1-16
of the Frederick County Code, as well as Section 1-19-10.500 (General Development Standards within the
Planned Development Districts).
Substantial improvements to the regional infrastructure serving this MXD have been completed in
conjunction with the development of the residential phases of Jefferson Technology Park.
Article I: In General
Public Facilities § 1-16-12
(B) Road Adequacy
 Land bays “B”, “C”, and lots OS-1, and OS-3 have frontage on existing public streets with
continuously paved surfaces of at least 20 feet in width. Lots OS-2, A-2, A-3, A-4, and A-5 will have
frontage along the proposed Jefferson Station Court, which has a 60 ft. right-of-way and will be 28
feet in paved width. Lot A-1 will have direct access to Fair Oaks Drive but will be able to access
Jefferson Station Court, via emergency access gates.


Lot A-1 is the location of the proposed civic site, which has indirect access to Jefferson Station
Court and direct access to Fair Oaks Drive. Jefferson Station Court cannot connect to Fair Oaks
Drive for a safe access to Jefferson Pike (MD 180) without significant improvements to the
intersection. Therefore, the Applicant is proposing to end Jefferson Station Court in a cul-de-sac,
giving the civic site (future fire station) access through two emergency gates. Each lane of traffic
will have its own reader and gate. The plans for the gates have been shared with the Division of
Fire and Rescue Services and were approved. The previously approved Preliminary Plan proposed
Fair Oaks being split, where the extended portion connected to a roadway leading to the
commercial, employment, and residential lots. The connection to Fair Oaks Drive was not included
in the 2012 amended Phase 1 application.
o

The applicant has chosen to not show a connection to Fair Oaks Drive (a private street)
because of the extreme cost of providing the necessary intersection improvements at MD
180 and Fair Oaks Drive to handle the anticipated traffic, that would cause the need for
the MD 180 bridge over I-70 to be widened. It was presumed back in 2005 that the bridge
would have been widened by now or in the near future to accommodate this need, but the
MDOT SHA plan to do this has been shelved for some time now and not expected to be
re-initiated in the foreseeable future. In addition, because Fair Oaks Drive is a private
street, every contiguous property owner would have to grant approval to the applicant for
access.

(C) Water and Sewer Facilities
 The property is to be served by public water and sewer and is classified W3/S3 on the Frederick
County Water and Sewer Plan indicating improvements to, or construction of, publicly-owned
sewerage or water systems that are planned within a 4 to 6 year time period.

Article IV: Required Improvements
Street, Common Driveway, and Sidewalk Construction § 1-16-109
 A 5-foot sidewalk is proposed on one side of Jefferson Station Court. The Applicant is proposing a
crosswalk at the southeastern roundabout connecting Jefferson Station Court, Jefferson Station
Blvd. and Jefferson Commons Way. Sidewalks currently exist along both sides of Jefferson
Commons Way and on the residential side of Jefferson Station Blvd.


Sidewalks must also be provided into each individual lot as each specific use receives Site
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Development Plan approval.
Article VI: Design Standards and Requirements
Land Requirements § 1-16-217 (A) & (B)
The land use pattern of the comprehensive development plan and the district regulations of the
Zoning Ordinance shall form the basic theme of the design pattern of the proposed subdivision.


The Site is zoned MXD, Mixed Use Development with a County Comprehensive Plan land use
designation of Office/Research and Industrial. The MXD zoning district promotes a mixture of
employment, residential, commercial, and civic/cultural uses for land that is within the Community
Growth Areas. The project is located in the Ballenger Creek Community Growth Area. Projects in
this district should employ planning and design that should result in efficient use of land, innovative
layout, involving flexibility not permitted in the Euclidean zoning districts. This project includes a
combination of employment and commercial uses. The residential uses from a previous approval
are nearing completion.



The Site is situated between MD 15/340 (Catoctin Mountain Highway) and MD 180 (Jefferson
Pike). MD 15/340 provides a barrier to the development on the southern side of the Site with
access via the existing Jefferson Technology Park interchange. Multiple links between the two
routes are established through Jefferson Technology Blvd (to be extended through the Jefferson
Park West development), Jefferson Commons Way and Jefferson Station Court.



The existing topography shows that the areas that are steeper in grade, mostly near the existing
stream, will be continue to be undeveloped. The topography that is more gradual will be the areas
of development.



The Site has met all of the size requirements for the MXD District as well as the prescribed uses
documented in the rezoning ordinance.

Block Shape § 1-16-218
 The layout of the employment lots are not configured in a traditional block pattern, however size of
the lots provides for convenient access, circulation control and safe street traffic.

Lot Size and Shape § 1-16-219
 In the MXD District, the setbacks and height limitations for structures are established by the
Planning Commission at the Preliminary Subdivision Plan review. The Applicant has proposed a
10 ft. front yard, 8 ft. side yard, and 10 ft. rear yard setback baseline across all developed lots. The
proposed height limit is 60 ft. The minimum lot area is proposed for 15,000 sq. ft. with a 50 ft.
proposed minimum lot width.
Floodplain Development § 1-16-220
There is a FEMA 100 year floodplain in the south western portion of the Site (within a proposed Open
Space parcel). The floodplain will be retained in its natural state. Lot boundaries have been configured to
keep building envelopes outside of the floodplain. Lot lines cross the buffer, at most, approximately 22 ft.
Right-Of-Way and Paved Surface Widths § 1-16-235
Jefferson Station Court is proposed to have a 60 ft. right of way serving the employment and civic lots. The
proposed paved surface width is 28 ft. and is adequate for the anticipated commercial uses. Jefferson
Tech Blvd and part of Jefferson Station Blvd have an existing 90 ft. right of way. The portion of Jefferson
Station Blvd beyond Mary Lou Lane has an existing 80 ft. right of way. These existing streets abut land
bay’s B and C.
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Street Trees
Existing street trees are provided along the medians of Jefferson Station Blvd and Jefferson Technology
Blvd. The Applicant is required to provided 55 street trees along Jefferson Station Court, where 1 tree is
required per 35 feet (1,938 / 35 = 55.37). The Applicant is provided the 55 street trees along Jefferson
Station Court.

Other Applicable Regulations
Stormwater Management – Chapter 1-15.2: The Stormwater Management is addressed through the
existing facilities.
APFO – Chapter 1-20: This development met the requirements of APFO at previous preliminary plan
approval (APFO #12751) and this application does not increase the density or intensity originally
approved; therefore, it is exempt from further APFO testing and consideration. The Letter of Understanding
(LOU) has been fully satisfied and is therefore vested. The APFO LOU will remain valid through December
of 2025, by which time all lots must be recorded to maintain a vested APFO approval.
Forest Resource – Chapter 1-21: The Applicant has submitted an exemption from the Forest Resource
Ordinance (FRO) because this property was previously mitigated under AP 4308 via a combination of
on-site FRO easements and payment of fee-in-lieu.
Historic Preservation – Chapter 1-23: There are no historic structures on the Property. In accordance
with condition #11 of the Rezoning Ordinance, the existing farmstead was documented and demolished
pursuant to a validly issued Demolition Plan.

Summary of Agency Comments
Other Agency or Ordinance Requirements
Public Works Department
Development Review Planning:

Comment
Approved
Approved

Health Department
Office of Life Safety
Development Review Transportation
Engineering
Forest Conservation (FRO)
Adequate Public Facilities (APFO)
Street Name Review
State Highway

Approved
Approved
Approved
Approved
Approved
Approved
Approved

RECOMMENDATION
Staff has no objection to approval of the Jefferson Technology Park Preliminary Subdivision Plan. If the
Planning Commission approves the Preliminary Subdivision Plan, the Plan is valid for a period of five (5)
years from the date of Planning Commission approval (August 19, 2025).
Based upon the findings and conclusions as presented in the staff report the application meets all
applicable zoning, APFO, and FRO requirements.
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PLANNING COMMISSION ACTION
MOTION TO APPROVE
I move that the Planning Commission APPROVE Preliminary Subdivision Plan S-1136, SP-257617
(F257618; A257619), based on the findings and conclusions of the staff report and the testimony,
exhibits, and documentary evidence produced at the public meeting.
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Exhibit #1 – Phase 1 Approved Plan
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Exhibit #2 - Preliminary Plan
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