FREDERICK COUNTY PLANNING COMMISSION

April 14, 2021

TITLE:

Saint John’s Catholic Prep Athletic Field

FILE NUMBER:

AP18969 SP04-13, (APFO 18970, FRO
18971)

REQUEST:

Site Development Plan Approval
The Applicant is requesting Site Plan approval to
construct a 400 seat athletic stadium with stadium
lighting, press box, concessions and other related
improvements to the rear of the existing high school.

PROJECT INFORMATION:
ADDRESS/LOCATION:
3989 Buckeystown Pike
TAX MAP/PARCEL:
COMP. PLAN:
ZONING:
PLANNING REGION:
WATER/SEWER:

Tax Map 95, Parcel 215
Institutional
Institutional
Adamstown
W-1, S-1

APPLICANT/REPRESENTATIVES:
APPLICANT:
OWNER:
ENGINEER:

St. John’s Literary Institute
Same
Gale Associates Inc.

STAFF:

Jerry Muir, Principal Planner I

RECOMMENDATION: Conditional Approval

ATTACHMENTS:
Exhibit 1 – Rendered Site Plan

STAFF REPORT
ISSUE
The Applicant is requesting Site Plan approval to construct an athletic facility to the rear of the existing
high school. Institutional uses such as a high school are permitted in this zone and a stadium is considered
an accessory use to the school. They propose a grandstand, athletic lighting poles, a press box and a
concession stand/restrooms in support of the construction.
The proposed use is being reviewed under §1-19-5.310 (Use Table) & 1-19-8.480 (Institutional Zoning
District) of the Zoning regulations.
Figure 1: Site Vicinity Map – Aerial Image
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BACKGROUND
Development History: The Thomas Moore Academy was approved on this site in 2004 (SP04-13). St.
Johns took over the site as a Catholic Prep School in April 2012. A site plan for the addition of a locker
room and modular classrooms was approved in August 2017 and a subsequent site plan for the new
classrooms addition was approved in 2019. St John’s requested and had approved a water and sewer
map amendment that allowed them to extend water and sewer to the site in 2020.
Existing Site Characteristics: The Site is a relatively flat open field to the rear of the existing school.
The high school is fully developed on the front of the site. There are no environmental features in
proximity to the site
Surrounding Land Uses: The Site adjoins agricultural zoned land to the north, west and south. A post
office is immediately to the north of the school with a farm just to the north of the post office. There are
five single family lots across Buckeystown Pike to the northwest of the site. Resource Conservation is to
the east of the site. There is a mineral mining district to the northwest.
Figure 2: Zoning Map
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ANALYSIS
Summary of Development Standards Findings and Conclusions
The site plan meets all dimensional/bulk standards. The school building has already met the requirements
for signage, lighting, and landscaping. Access to the stadium will be off the existing school drive. The
applicant has submitted a lighting height modification request for stadium lights.
Detailed Analysis of Findings and Conclusions
Site Development Plan Approval shall be granted based upon the criteria found in §1-19-3.300.4 Site Plan
Review Approval Criteria of the Frederick County Zoning regulations.
Site Development §1-19-3.300.4 (A): Existing and anticipated surrounding land uses have been
adequately considered in the design of the development and negative impacts have been minimized
through such means as building placement or scale, landscaping, or screening, and an evaluation of
lighting. Anticipated surrounding uses shall be determined based upon existing zoning and land use
designations.
Findings/Conclusions
1. Dimensional Requirements/Bulk Standards §1-19-6.100 & 1-19-8.480: The proposed Site
Development Plan adheres to the lot dimensions required for an institutional use per 1-19-8.480.
The proposed setbacks for the facility are the following:
Required
Proposed
Minimum Lot Area
40, 000 sf
49.22 ac.
Minimum Lot Width
200’
512’
Front Yard
40’
500’
Side Yard
50’
90’
Rear Yard
50’
300’
Max Building Height
30’
12’
The height of the grandstand and press box is 24’ and must be added to the
table.
2. Signage §1-19-6.300: Per the Zoning Ordinance the maximum signage allowed for schools is 32
SF. The existing high school has a sign that meets the Ordinance requirements and no new
signage is proposed for this use.
3. Landscaping & Screening §1-19-6.400
There are existing trees planted adjacent to the Post Office and a relatively thick tree line to the
south. No additional planting is proposed with this application.
4. Lighting §1-19-6.500: Note 8 indicates that the field will be lit with athletic field lights. They have
submitted two additional site plan sheets showing the orientation of the lighting, the fixtures and
the photometric plan of the proposed lights showing they cast no off site glare. Pole light height in
the Institutional zone have been determined to be 14’ high due to institutional uses being more
similar to pedestrian oriented developments than commercial or industrial uses. The proposed pole
lights are 70’ high on the east side and 60’ high on the west side of the stadium. They have
submitted a modification letter requesting a height modification be granted to allow the lights to be
constructed. The Zoning Ordinance does not address stadium lighting specifically. There are
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several stadiums in the immediate area where tall field lighting has been approved. Tuscarora
High has 95’ pole lights, Ballenger Run Park has 80’ pole lighted fields, Othello Park has 70’ pole
lights. Mount Saint Mary’s athletic fields have 90’ high pole lighting.
The note states that lighting for the walkways may be added as necessary. Any new pole
mounted lighting that is proposed in the future must be approved through a Site Plan
amendment process.
Transportation and Parking §1-19-3.300.4 (B): The transportation system and parking areas are
adequate to serve the proposed use in addition to existing uses by providing safe and efficient circulation,
and design consideration that maximizes connections with surrounding land uses and accommodates
public transit facilities. Evaluation factors include: on-street parking impacts, off-street parking and loading
design, access location and design, vehicular, bicycle, and pedestrian circulation and safety, and existing
or planned transit facilities.
Findings/Conclusions
Access/Circulation & Pedestrian Circulation and Safety §1-19-6.220 (G): Access to and from
the Site is existing and adequate. There is no pedestrian access or sidewalks on this section of
the road. The applicant has extended a paved drive aisle to the site to allow emergency vehicles
access to the stadium.
1

Connectivity §1-19-6.220 (F): Site connectivity is adequate with the High School drive. No
connections are proposed to adjoining properties.

2

Public Transit: Public transit does not serve the Site.

3

Vehicle Parking §1-19-6.220: Parking standards are established for a theater, outdoor stage uses
in the Zoning regulations. Note 7 on the site plan accurately illustrates the parking required for the
Site. The applicant is adding an additional ten spaces (2HC) to bring the parking on site to 100
spaces, which is required by the Ordinance (one space for every four seats: 400 seats = 100
spaces).

4

Loading §1-19-6.210. (B): The section allows staff to waive the loading space requirement for a
building of less than 1,000 SF. In this case staff believes the facility will not require loading spaces
and none are provided. There is sufficient access to allow the occasional van or truck required to
stock the concession stand.

5. Bicycle Parking: Bike racks are required at a rate of 1 rack per classroom. These requirements
were reviewed during the site plan reviews for the school building and expansion. Athletic fields
do not have a specific bike rack requirement, but the Applicant is providing three new bike racks
(which will hold 10 bikes in total) in addition to the existing racks at the school.
Public Utilities §1-19-3.300.4 (C): Where the proposed development will be served by publicly owned
community water and sewer, the facilities shall be adequate to serve the proposed development. Where
proposed development will be served by facilities other than publicly owned community water and sewer,
the facilities shall meet the requirements of and receive approval from the Maryland Department of the
Environment/the Frederick County Health Department.
Findings/Conclusions
1. Public Water and Sewer: The Site is classified as W-1, S-1 with utilities existing on site.
Natural features §1-19-3.300.4 (D): Natural features of the site have been evaluated and to the greatest
extent practical maintained in a natural state and incorporated into the design of the
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development. Evaluation factors include topography, vegetation, sensitive resources, and natural
hazards.

Findings/Conclusions
1. Topography: The Site is sloping gently to the east toward the Monocacy River.
2. Vegetation: Other than what exists to the north and south there is no significant vegetation.
3. Sensitive Resources: There are no FEMA floodplain or flooding soils within the area of
disturbance. The development area is over 200’ from the nearest FEMA or flooding soils
boundary.
4. Natural Hazards: There are no natural hazards on the site.
Other Applicable Regulations
Stormwater Management – Chapter 1-15.2: As noted in note #5, storm water management is provided
by the existing facility and the synthetic turf field. The plan has been approved by Engineering and will be
further reviewed at Improvement Plan stage.
APFO – Chapter 1-20:
Schools: The Project is non-residential and therefore not subject to schools testing.
Water and Sewer: This Project Site is classified as W-1/S-1. No additional water and sewer taps are
required. While the public sewer facilities are currently adequate to serve the Project, the Applicant
recognizes that capacity is not guaranteed until purchased.
Road Improvements: This development met the requirements of APFO at previous site plan approval
(APFO #17885) 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.
APFO validity through March 14, 2021. Escrow contributions paid April 2018.
Forest Resource – Chapter 1-21: This project is exempt from the Forest Resource Ordinance (FRO)
because this property was previously mitigated in 2005 under AP 2229 by the purchase of banking
credits.
Summary of Agency Comments
Other Agency or Code Comment
Requirements
Public Works Development
Approval
Review (PWDR):
Development Review
Approval
Planning:
DUSWM:
Street Name Review
Health Dept.
Office of Life Safety
Traffic Engineering
APFO
FRO

Approval
Approval
Approval
Approval
Approval
Approval
Approval
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RECOMMENDATION
Staff has no objection to conditional approval of this Site Development Plan. If the Planning Commission
conditionally approves the Site Development Plan, the Site Plan is valid for a period of three (3) years from
the date of Planning Commission approval (valid through April 14, 2024).
Based upon the findings, conclusions, and modifications as presented in the staff report, Staff finds that
the application meets or will meet all applicable Zoning, APFO, and FRO requirements once the following
modifications is granted and conditions met:


Lighting height modification to allow 60’ and 70’ tall stadium lights.

Staff-proposed conditions of approval:
1.
Address all agency comments as the plan proceeds through to completion.
2.
Note the height of the grandstand and press box in the height note.
3.
In Note 8 add the following: Any new pole mounted lighting that is proposed in the
future must be approved through a Site Plan amendment process.
PLANNING COMMISSION ACTION
MOTION TO APPROVE
I move that the Planning Commission APPROVE AP 18969, (SP04-13) per the conditions as listed in the
staff report for the proposed Saint John’s Catholic Prep Athletic Field 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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