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STAFF REPORT
ISSUE
The Applicant is requesting Combined Preliminary Subdivision/Site Development Plan approval for a
1,250-lot residential community zoned, Planned Unit Development (PUD) on a 391.6-acre site. This
application incorporates the portion of the existing drag strip that is still zoned Agricultural due to a
mapping error related to the water and sewer plan classifications. This narrow strip would be developed
with open space and streets and does not have any residential lots extending into it.
The Plan proposes 248 (20%) single-family attached (townhouse) dwellings and 1,002 (80%) singlefamily detached (SFD) dwellings. The PUD is further subdivided into three distinct ‘Neighborhoods’ - two
of which are age-restricted communities - with the following mix of dwelling unit types:
Neighborhood 1 (age-restricted to residents 55 & older)
Townhouse (front-loaded):
63 DUs
SFD (front-loaded):
316 DUs
Neighborhood 2 (standard market units)
Townhouse (alley-loaded):
98 DUs
SFD (alley-loaded):
232 DUs
SFD (front-loaded):
295 DUs
Neighborhood 3 (age-restricted to residents 55 & older)
Townhouse (front-loaded):
87 DUs
SFD (front-loaded):
159 DUs
Other Proposed Uses and Sites
• Commercial Site – proposed 1.9 acre site. Permitted uses as listed in Village Center zoning
district. Subject to a subsequent Site Development Plan approval.
• Fire Station site – 4.0 acres
• Water Tank site – 2.0 acres

Modification Requests
1. Modification to the parking requirements of Section 1-19-6.200 of the Zoning Ordinance to
provide 3,739 parking spaces where 2,624 parking spaces are required.
2. Modification request of Section 1-16-219 of the Subdivision Regulations in order to create a
panhandle lot for the purpose of accommodating the location of the pump station which is
engineered based upon the topography and natural features of the Site.
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Relationship with adjoining Commercial Site Plan
A Site Plan proposal for a commercial town center is the subject of a separate application (Monrovia
Town Center GC; SP-13-03/AP 13427) by the same Applicant, though both projects utilize the planned
road and utilities infrastructure envisioned for this Site and are designed to function as a unified
community.

A small portion of the land considered in this Application is utilized for parking and circulation
improvements necessary to meet the requirements of the commercial center project. Likewise, several
points of interconnection into the local and regional roads network cross into the GC-zoned Monrovia
Town Center commercial project. This sharing of site improvements and infrastructure is critical to the
fundamental goal of the Applicant and County Staff to provide for a seamless integration of the land
uses, public spaces, and built environments that will form the future neighborhoods in the heart of the
Monrovia Community Growth Area.
Description of the Overall Plan Concept
Lot sizes in the proposed subdivision plan range from: 1,560 sf to 2,460 sf (alley-loaded 20’-wide
townhouse lots); 3,000 sf to 4,400 sf (front-loaded 28’-wide townhouses); 3,575 sf to 7,000 sf (alleyloaded SFD); 4,600 sf to 11,000 sf (front-loaded SFD) including some larger lots in the lower-density
areas of the community reaching into the 1/3 acre range. Lot sizes are generally appropriate for the
housing types proposed and are very much influenced by the street patterns, proximity to the commercial
town center, and the need to respect the boundaries of sensitive natural areas.
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Of the total 1,250 houses proposed, just under 20% (248) are townhouses with the balance made up of
80% (1,002) front-loaded and alley-loaded single family detached dwellings.
The development phasing of the Monrovia Town Center PUD is tied to the organization of the project into
three distinct neighborhoods. Neighborhood 2 is a 625 dwelling unit section that parallels MD 75 along its
western side and ties into the main corridor of the planned commercial center (Town Center Drive) and
two primary locations. The site of the Neighborhood 2 recreational amenities site transitions into a public
‘village green’ leading into a commercial plaza on the western end of the retail district. Neighborhood 2
densities are highest around the town center commercial area and gradually lessen as the streets
progress northward on the site. Institutional – and some small scale commercial – uses are planned for
the area of Neighborhood 2 situated west of the commercial center. One such use will be the relocated
site of the Green Valley Fire Station. The residences planned for Neighborhood 2 are not age-restricted.
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Neighborhood 1 is a 379-unit, age-restricted, section of the PUD that is situated along the Site’s western
edge, parallel with Ed McClain Road and adjacent to the Landsdale PUD currently under construction.
This neighborhood consists mostly of single-family detached dwellings (with front-loaded garages)
stretching from the northernmost tip of the Site to an area just outside of the commercial center on the
southern edge of the Site. The primary road connection (Monrovia Boulevard) to the Landsdale PUD
occurs in this neighborhood and it forms the western gateway to the Monrovia Town Center PUD.
Neighborhood 3 is a 246-unit, age-restricted section of the PUD that is situated on the eastern side of
MD 75, west of the future high school and park public use sites. A majority of the houses in this
neighborhood are single-family detached dwellings with front-loaded garages. A forested stream valley
runs nearly the entire length of this neighborhood effectively dividing the clusters of homes into three
distinct sections The primary road connection to the future high school from within the PUD is situated
along the southern border of this neighborhood. The area south of this roadway is zoned General
Commercial and is not currently developed. Access to some of this commercial property will likely occur
via the street (Wilcom Farm Road) as direct access onto MD 75 is currently denied to the property
owner.
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BACKGROUND
Overview
The site was rezoned to Planned Unit Development (PUD) by the BoCC on May 29, 2014 as the
Monrovia Town Center PUD in adopted Ordinance # 14-04-659. The PUD approval allows for a
maximum of 1,250 dwelling units, with a minimum of 625 age-restricted dwelling units and furthered
conditioned to have a minimum 70% single-family detached dwellings and a maximum of 30%
townhouses.
The Monrovia Town Center PUD is subject to the terms of a DRRA approved by the Board of County
Commissioners effective May 29, 2014. The DRRA incorporates all applicable APFO requirements for
roads, schools, and water/sewer for this project in an APFO Letter of Understanding (LOU) between the
Applicant and the BoCC.
Substantial improvements to the regional infrastructure serving this PUD are planned to be completed in
conjunction with the development of the adjoining Monrovia Town Center GC commercial center and the
Landsdale PUD.
• MD 75 – realign north of MD 80 and widen to 4 lanes along the frontage of the site. A
realignment of MD 75 south of MD 80 will be constructed to create a 4-way intersection with MD
80.
• Collector Roadway – this road will connect Ed McClain Rd. to MD 75. If the Monrovia Town
Center development does not move forward, then this roadway will be constructed by the
Landsdale PUD developers.
• Public Use Sites – though not within the PUD site itself a high school site and public park site,
both on the east side of the electric transmission line, will be dedicated and conveyed to the
county. A site for a fire-rescue station will also be dedicated and conveyed to the county.
• Water/Sewer Infrastructure – a 1 million gallon water storage tank will be constructed in
conjunction with the Landsdale PUD.

Rezoning
Conditions from the rezoning (R-12-02) ordinance # 14-04-659 that are relevant to the proposed
Preliminary Subdivision Plan and Site Development Plan have been provided below:
-

A minimum of 625 of the total permitted 1,250 houses approved for this PUD shall be agerestricted dwelling units (residents aged 55 and older)

-

No more than 30% of the dwellings shall be townhouses. No 2-over-2 dwellings are
permitted.

-

Prior to the recording of the first residential lot in the PUD, the Applicant shall dedicate the
79+-acre public use site to the County for use as a site for a future high school and a
public park.

-

Prior to November 30, 2014, (or the recording of the first residential lot), the Applicant
shall dedicate the 4-acre public use site to the County for use as the location for a future
fire and rescue station.

-

The Applicant shall ensure that the PUD is designed to be functionally and aesthetically
integrated into the adjacent commercial town center development with adequate vehicular
and pedestrian interconnections, integrated open and public spaces, and architectural
design consistency between the PUD and GC developments in the vicinity of the
boundary between the two projects.
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-

The Applicant shall provide for vehicular and pedestrian connections to the high school
and park sites dedicated to the County as part of this PUD.

-

Homes constructed along “Areas of High Visibility” Corridors (as identified on the Phase 1
Concept Plan) shall be alley-loaded dwelling units. The majority of dwellings within Area D
that are outside of these corridors shall also be constructed as alley-loaded units.

-

The Applicant may provide a 2-acre site for a water storage tank and under certain
conditions be required to provide access to the site for the purpose of constructing and
maintaining the tank. If not needed, the tank site would be retained by the Applicant and
designated as open space.

-

Access to Weller Road from the residential portion of the PUD is prohibited. Weller Road
access may be permitted as part of an approved Site Plan for the public use site (park and
high school).

Staff finds that with the exception of those conditions that cannot yet be practically satisfied in these early
stages of review (lot recordation), and the condition requiring architectural consistency between the PUD
and GC developments, the Application demonstrates fulfillment of these conditions. Demonstration of
architectural consistency between the two developments shall be addressed as a condition of any
approval of the Combined Preliminary Subdivision/Site Development Plan.

Existing Site Characteristics
Major portions of the site of the proposed Combined Preliminary Subdivision/Site Development Plan are
currently in agricultural use.The Wilcom Farmstead remains occupied and fundamentally intact on the
eastern side of MD 75, the area planned for Neighborhood 3. Portions of the former dragway – beyond
the GC-zoned area planned for the commercial town center – remain as do some residential and farmrelated structures elsewhere on the site’s western side between Ed McClain Road and MD 75. None of
the remaining structures are proposed to be maintained in the plan.
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ANALYSIS
The principal issues associated with this Combined Preliminary Subdivision/Site Development Plan
application are:
• achieving a fully-functional series of residential neighborhoods that integrate with the planned
commercial center and surrounding developments
• managing access to the existing and planned roads network with a focus on maximizing the route
choices for vehicles seeking to move through the development
• ensuring that the new community is served by an adequate system of parks, open spaces, and
recreational amenities
• configuring land uses on the site in a way that minimizes conflicts with natural features

Summary of Development Standards Findings and Conclusions
General Site Development and Layout
The proposed Monrovia Town Center development is comprised of 1,250 residences in three
Neighborhoods situated on a 391-acre site within the Monrovia Community Growth Area at the
intersection of MD 80 and MD 75. The townhouse units, and the higher density single-family detached
dwellings, are primarily located around the commercial town center planned for an adjacent site along
the southernmost portion of the Site. Each neighborhood is provided with a recreational site planned to
include a clubhouse and other features for the common use of residents in that neighborhood. A ‘Tshaped’ collector roadway forms an east-west connection between MD 75 and Ed McClain Road as well
as giving access to the commercial center to the south. Neighborhoods 1 and 2 are situated on the
western side of MD 75 while Neighborhood 3 occupies the portion of the Site on the eastern side of MD
75. To the east of the electric transmission line, and not part of the PUD development, is a 79+-acre
public use site that is the planned location of a public high school and public park.
Every effort has been made by the Applicant to ensure the integration of the residential neighborhoods
and the commercial center. A grid of local streets and pedestrian facilities in this plan are identified as
primary elements and organizing features in the laying out of residential blocks.
The proposed layout of the development follows a north-south orientation accommodating the elongated
configuration of the subject parcels and allowing the steeply sloped lands along the stream valleys to
remain untouched in the development of the Site. The east-west collector road proposed in this plan also
serves as the primary connection between the adjacent Landsdale PUD and this project. Significant
improvements to sections of both MD 75 and MD 80 within, and in the vicinity of, the PUD are planned
including a realignment of the MD 75/80 intersection and widening of MD 75 to 4-lanes along the
frontage of the PUD.
The proposed Site Development Plan provides for a low- to medium-density community with a system of
streets and roads that results in an efficient and functional design for this new community.
Project phasing is likely to be based upon the logical development of the three Neighborhoods, two of
which are planned as age-restricted communities. The timing of infrastructure improvements and the
provision of private amenities are tied to the recordation of lots within the PUD, with some of the
improvements being planned for construction in partnership with the developer of the adjacent Landsdale
PUD.
Adequate Public Facilities Ordinance issues have been addressed previously through a DRRA and the
approval of the APFO Letter of Understanding effective May 29, 2014.
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General Zoning Ordinance Requirements
§ 1-19-10.500.6 Land Use, Mixture, and Design Requirements Within the PUD District.
§1-19-10.500.6(H)(1): Gross Density may not exceed the maximum density specified in the County
Comprehensive Plan residential land use designation of the subject property.
The gross residential density of the project is 3.2 DUs/acre and falls within the permitted density range
of 3-6 dwellings/acre with an underlying land use designation of Low Density Residential.
§1-19-10.500.6(H)(2): Setbacks and height shall be established by the Planning Commission at Phase
II consistent with the general development standards as provided in §1-19-10.500.9, reflecting the
proposed development pattern and land use within the Phase I project concept plan or portion thereof …
The proposed lots range in size from 1,560 s.f. to 16,850 s.f. and generally meets the minimum
standards for lot sizes established in the Zoning Ordinance. The minimum lot size of 1,600 s.f.
established in § 1-19-8.470 (Townhouse Development), is breached somewhat in the most dense areas
of the proposed Plan, however the smaller lots are not inconsistent with overall design and work well
within the context of this development proposal. Building Restriction Lines, as identified on Sheet 1 of the
Site Development Plan submittal, are consistent with yards and setbacks established in other low- to
medium-density developments in the County.
§ 1-19-10.500.9 General Development Standards (PUD District)
The configuration of the proposed lots will meet the minimum lot width (16 feet). The lots in the PUD are
generally configured to orient buildings toward the street. The use of alley-loaded blocks serves to push
the buildings toward the street and allows the development to develop at higher densities where
appropriate in the overall scheme. The proposed common areas are located to maximize proximity and
convenience for residents of the proposed development. Sensitive natural areas have been avoided in
the laying out of streets and lots in this proposed plan
Parking and Access
Due to the nature of the proposed land uses and surrounding neighborhood, the opportunity for shared
parking is somewhat limited. Most of the vehicle parking provided is accommodated on individual lots in
driveways and/or two-car garages. The Applicant also proposes on-street parking (423 spaces) along
streets serving certain single-family detached units (SF-2 units which are generally located on smaller
lots). Staff generally considers the inclusion of on-street parking to serve the dual purpose of providing
convenient parking in dense residential and commercial areas while also helping to calm vehicle speed
thus creating a safer pedestrian (and vehicular) environment. The detailed parking requirements and the
proposed parking plan are discussed later in this report.
The proposed development has been designed around an internal street network that is interconnected
and facilitates efficient movement through and within the site. A primary constraint for this project, with
regard to the overall connectivity with the existing community, is the scale and configuration of the site.
Internal local streets generally help to move vehicles between sections of the development while the
primary collector system on the western portion of the Site (Monrovia Boulevard and Mallard Run Road)
provide for through traffic.

Zoning Ordinance Requirements Findings/Conclusions: The Site is zoned Planned Unit
Development (PUD) with the exception of the portion of the existing drag strip that remains zoned
Agricultural. This Site Development Plan demonstrates the ability to comply with all applicable portions of
the Zoning Ordinance. Detailed compliance is discussed below.
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Detailed Analysis of Findings and Conclusions
Site Development Plan Approval shall be granted based upon the criteria found in:
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: The Planning Commission has previously
established varying setback and building height requirements in other PUD projects such as the
Villages of Urbana. Prior dimensional standards have been based upon building type, building
density, surrounding development, topographical or other site constraints, and application of
appropriate urban design principles. Section 1-19-10.500.6(H) of the Zoning Ordinance provides
for this planning Commission role in establishing these standards within a PUD.

The Applicant is proposing the establishment of the following dimensional requirements for the PUD
Type

Front Yard

Side Yard

Rear Yard

Rear Yard
Accessory

Min. Lot
Area

Min. Lot
Width

Max. Height

Single-Family
Detached
(front-loaded)

15’

5’

15’

3’

3,500 sf

40’

50’

Single-Family
Attached TH
(front loaded)

15’

0’/5’

15’

3’

1,500 sf

28’

50’

Single-Family
Detached
(Alley)

0’

5’

3’

3’

3,500 sf

38’

50’

Single-Family
Attached TH
(alley)

0’

0’/5’

20’

3’

1,500 sf

20’

50’

(end unit)

(end unit)

The request for approval of these dimensional standards is noted on Sheet 1 of the Combined
Preliminary Subdivision/Site Development Plan submittal (cover sheet) in the “Proposed Building
Dimensional Requirements” table (Note 3).
The proposed setbacks are appropriate to the overall design and layout of the PUD and are in
keeping with the patterns previously established in other similar developments. Attached units
with no side yards have an effective side BRL of 0’.
2.

Signage §1-19-6.300: The Applicant is not proposing any specific signage at this time. Future
signage will be permitted as allowed in the Zoning Ordinance through the application for a sign
permit.

3.

Landscaping §1-19-6.400: The landscaping plan contains a variety of plant species, which
provide screening, shade, delineation of public spaces, and represents a continuation of the
Monrovia Town Center (PUD) – Combined Preliminary Subdivision/Site Development Plan

November 19, 2014
Page 11 of 23

street tree planting pattern seen in previously established PUDs. The planting schedule follows
the standard sizes that have been previously approved by the Planning Commission. The
Applicant has provided selective vegetative screening of building sides where they face the public
street network. Shade trees are generally placed in such a way as to shade parking areas and
other paved surfaces. A vegetated buffer is proposed between MD 75 and the adjacent home
sites on the western side of that roadway. Vegetated screening is used successfully in the
transition areas between the PUD and GC commercial center. The parking areas that will be
utilized by the commercial center are also heavily screened with 4-season vegetation.
4.

Lighting §1-19-6.500: The proposed lighting poles (12’ in height from lens to ground) and fixtures
are appropriate to the residential neighborhoods. However, the Applicant must submit a lighting
plan detailing pole location and illumination levels where appropriate.

Conditions:
1. The Applicant shall provide a detailed lighting plan for the PUD.

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.
1.

Access/Circulation: Vehicular access to the Site is planned to occur at several locations
including:
Monrovia Boulevard – Connects Ed McClain Road and the Landsdale PUD to MD 80 near the
future fire station site.
Mallard Run Road – Provides an east-west connection between MD 75 (and the eastern
segment, Neighborhood 3, of the PUD) and Monrovia Boulevard. Together with Grand Parlor
Road and Monrovia Boulevard, Mallard Run Road is one of two east-west roadways linking the
two sides of the PUD.
Monrovia Town Way – A primary north-south roadway connecting Mallard Run Road and the
Monrovia Town Center commercial center; intersects with MD 80 south of the planned grocery
store.
Central Connectors (PUD to GC) - A series of north-south streets that start in the upper
reaches of Neighborhood 2 and ultimately connect with the commercial center on the southern
end of the Site consist of the following public streets: Apple Tree Green Road, Lamona
Road/Merino Road, Tamworth Road/Jack Stock Road, and Westside Drive/Sweet Straw Drive.
Westside and Sweet Straw intersect with Town Center Drive at a prominent public location in the
commercial center serving to join the two developments.
Wilcom Farm Road – This east-west roadway connects the planned high school site east of the
PUD with the lower edge of Neighborhood 3 and crosses MD 75 where it becomes Town Center
Drive, the primary street through the commercial center that intersects with Monrovia Boulevard
on the western edge of the PUD.
Pleasant Plains Road – Second road connection into the Landsdale PUD, crossing Ed McClain
Road on the northern end of Neighborhood 1 in the Monrovia Town Center PUD.
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Staff worked with the Applicant to provide multiple connections between the planned public and
private roads of the PUD and the regional street network including the two State highway arterials
serving the Monrovia Community Growth Area.
The layout of the internal street system in the PUD is designed in such a way as to maintain
multiple routes to all but approximately 75 of the 1,250 residential lots. No single dead-end street
or cul-de-sac serves more than thirty residential lots. A listing of proposed public and private
streets is provided on Sheet 1 of the Phase II Plan. Integration of the street networks in the PUD
and commercial town center has been achieved through the design of a simple, traditional,
gridded pattern of streets and blocks that establishes a clear and straightforward circulation
pattern for vehicles and pedestrians.
Staff finds the Access/Circulation characteristics of the Site to be adequate to meet the standards
established in the Zoning Ordinance.
2.

Public Transit: Public transit service is not currently available.

3.

Parking: Pursuant to Section 1-19-6.220 of the Zoning Ordinance: The Applicant is providing a
total of 3,739 parking spaces accomplished through the provision of garage, driveway pad, and
on-street parking situated throughout the proposed Site. With the inclusion of private driveway
parking pads and one- or two-car garages, the Applicant is able to provide 3,316 owner-controlled
spaces. The additional 432 spaces consist of well-distributed on-street spaces for residents and
guests. The County’s policy of discounting garage spaces by 50% belies an actual parking space
availability of approximately 4,950 spaces overall. As designed, there are few homes in the
development that will not have access to at least four actual parking spaces for personal use, if
garage and driveway spaces are utilized for the parking of vehicles and not as on-site personal
storage.
Requirements
Townhouse
Single-Family Detached
Overflow

1 space per dwelling, plus ½ space per bedroom
2 spaces per dwelling
Staff encourages the provision of 15% overflow spaces in higher
density developments

Townhouses (3-bedroom)
248 DUs x 2.5 spaces
Single-Family Detached
1,002 DUs x 2.0 spaces
TOTAL REQUIRED SPACES

620 spaces required
2,004 spaces required
2,624 spaces

Proposed Parking Plan
2-car garages
Driveway pads
On-street
TOTAL PROPOSED

1,250 spaces (2,500 actual spaces with 50% discounted)
2,066 spaces
423 spaces
3,739 spaces

TOTAL REQUIRED
15% overflow
TOTAL

2,624 spaces
394 spaces
3,018 spaces

TOTAL PROPOSED

3,739 spaces
1,115 surplus spaces w/o overflow
721 surplus spaces w/ overflow
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Staff supports a modification request by the Applicant to allow parking in excess of the required
2,624 spaces since the majority of surplus spaces are the result of the inclusion of conventional
driveway parking pads on individual home sites.
As an added benefit, the on-street parking will generally serve to suppress vehicle speeds and
create a safer pedestrian environment along those street segments where it is provided. The
Applicant has indicated that on-street parking spaces will not be demarcated when constructed.
For the purposes of calculating the number of on-street spaces available, the plan illustrates
these spaces to be 8’ x 22’ in size. Since a portion of the on-street parking will be used to satisfy
the parking requirement for the SF-2 dwellings, Staff recommends that these spaces be
demarcated at construction.
4.

Pedestrian Circulation and Safety §1-19-6.220 (G): The Applicant is proposing a system of
sidewalks throughout the proposed development. The Applicant also utilizes sidewalks as a
method of defining the edges of the shared open spaces. Sidewalks serving front-loaded units
should indicate uninterrupted sidewalks crossing these driveways. The Site Plan drawings are
unclear and vary from sheet to sheet in terms of the graphical representation of the
sidewalk/driveway interface.
At certain locations in the proposed development, the trail network intersects with the sidewalk
network. This coordination is encouraged since the dual use of sidewalks for both transportation
and recreation can provide connections onto the trail system without having to leave the
pedestrian network. Staff suggests that the segment of sidewalk on the south side of Monrovia
Boulevard – as it passes through the wooded area that includes the specimen trees – be wellilluminated to provide some level of pedestrian security and higher visibility by vehicles as they
pass through this segment of roadway. This roadway may serve as a pedestrian link for students
walking to and from the planned elementary school and both the perceived, and real, safety
advantage of a well-lit sidewalk is clear. A safe pedestrian crossing of Monrovia Boulevard must
also be provided in the segment of the roadway between Thistle Down Road and the northern
edge of the forest retention area. This crossing is critical for connecting the sidewalk and trail
network at a location within the development likely to see heavy use by walkers and runners. The
Site Plan currently illustrates no crosswalk at Thistle Down Road however two short connecting
sidewalk segments appear to be promoting a crossing near this intersection. A mid-block
crossing, within the forest retention area, is shown on the Plan however no trail or sidewalk
appears to extend to this proposed crossing point.
With the exception of the Monrovia Boulevard crossing point and the lack of illumination for the
sidewalk segment crossing the forest retention area, Staff finds that the pedestrian circulation
system proposed for the Site is adequate to meet the needs of the community.

Conditions:
1. Staff supports the additional parking provided in this plan through on-street spaces as well as
through the use of on-site driveway spaces. A modification to allow parking spaces in excess of
those required (2,624 required; 3,739 provided) shall be submitted and approved by the Planning
Commission prior to final signature approval of the Combined Plan.
2. On-street parking spaces, where required to meet the parking requirements of the Zoning
Ordinance, shall be demarcated at the time of construction.
3. Applicant must provide adequate illumination of the sidewalk segment located on the south side
of Monrovia Boulevard as it passes through the forest retention area. The Applicant must also
provide a safe pedestrian crossing of Monrovia Boulevard within the segment of the roadway
between Thistle Down Road and the northern edge of the forest retention area.
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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 to be served by public water and sewer and is classified W4/S-4 in the Frederick County Water and Sewerage Plan. Water and sewer APFO is addressed in
the Monrovia Town Center APFO LOU approved May 29, 2014. Public water and sewer
infrastructure, wastewater treatment capacity, and water supply are sufficient and adequate to
serve the 1,250 homes proposed in this Site Development Plan.

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
development. Evaluation factors include topography, vegetation, sensitive resources, and natural
hazards.
Findings/Conclusions
1. Topography: The site is configured to take advantage of the rolling terrain while avoiding the
development of the steepest slopes on the parcel.
2. Vegetation: An existing vegetated field break near the southern end of the site will not be
maintained.. Existing naturally-vegetated areas within the property’s stream valleys will remain
after development of the site. Several specimen trees will be maintained on the site with the
majority occurring in a cluster through which Monrovia Boulevard will pass. The roadway
alignment has been designed to maintain this cluster and the adjacent forested area.
3. Sensitive Resources: A Waterbody Buffer Plan was submitted and approved by Staff. The plan
maintains buffers adequate to protect steep slopes, wetlands and the stream corridors.

4. Natural Hazards:

There are no natural hazards located on site that are affected by the
development proposal.

Common Areas §1-19-3.300.4 (E): If the plan of development includes common areas and/or facilities, the
Planning Commission as a condition of approval may review the ownership, use, and maintenance of such
lands or property to ensure the preservation of such areas, property, and facilities for their intended purposes.
Each of the three recreational amenities sites is to include a clubhouse and amenities campus.
Neighborhoods 1 and 3 provide additional features subject Section 1-20-7(F) of the County Code related
to age-restricted developments. The 20 sf per dwelling clubhouse requirement is met in both
neighborhoods as is the 1/3 acre per 100 dwellings requirement in the same section of the Ordinance. A
detailed amenities plan is provided as part of this Plan (Sheets 50 and 51)
Findings/Conclusions

1.

Proposed Common Area/Open Space: Open space requirements for the PUD are as follows:
Phase I Open Space Requirement:

30% of 391.645 ac. = 117.49 ac.
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Open Space Provided:

154.16 ac. (HOA and Public Use)

Section 1-19-10.500.8 requires 726 sf of park and recreation facilities per 2,000 sf of GFA
1,250 DUs result in a calculation of 20.83 acres required.
The combination of both requirements – 138.32 acres is exceeded in the proposed PUD.

Subdivision Regulations – Chapter §1-16: This application meets the requirements of the applicable
subdivision regulations in Chapter §1-16.
1. Article I: In General - § 1-16-12 Public Facilities
(B) Road Adequacy
•

All proposed lots will have frontage on public roads or privately maintained streets with
continuously paved surfaces of at least 20 feet in width.

•

The subdivision will have direct access to MD 75, an existing Minor Arterial roadway
which is of a higher classification than a Collector Roadway.

•

Emergency Services will access the subdivision via MD 80 and MD 75, each an
existing Minor Arterial roadway.

•

All planned and existing roadways are considered adequate for emergency service
access and meet the standards of this section.

(C) Water and Sewer Facilities
•

The property is classified W4/S4 on the Frederick County Water and Sewerage
Master Plan indicating improvements to, or construction of, publicly-owned sewerage
or water systems are planned within a 4 to 6 year time period. Application has been
made to amend the Frederick County Water and Sewer Plan to place a designation of
W-3/S-3 on the property. The BoCC hearing is scheduled for November 20, 2014.

2. Article IV: Required Improvements - §1-16-109 Street, Common Driveway, and Sidewalk
Construction:
•

The proposed Combined Preliminary/Site Plan includes 5’ sidewalks along all
proposed streets. Crosswalks are provided at all appropriate locations including those
points where the planned trail system crosses roadways as it integrates into the
developed portions of the community, most notably at the mid-point of the east-west
leg of Monrovia Boulevard.

•

Sidewalks must also be provided into the Recreational Amenities sites as those areas
are developed and pursue individual Site Development Plan review.

3. Article VI: Design Standards and Requirements
§ 1-16-217. Land Requirements:
•

The designated land use in the Comprehensive Plan for the site is Low Density
Residential (LDR). The proposed subdivision is within a Community Growth Area
(CGA), and its design and configuration are consistent with the general pattern of
development expected within a CGA as described in the Comprehensive Plan.
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•

The tracts of land upon which the entire PUD project is located sit at the intersection of
two State highway arterial roadways. The design of the PUD uses MD 75 as a
manmade dividing element separating Neighborhoods 2 and 3 while also taking
advantage of the convenient access to this north-south corridor.

•

The existing topography informs the overall layout, with the higher elevations
delineated as areas of development, and the lower elevations delineated as
undeveloped areas to be maintained in a more natural state. The topography and
natural features effectively constrain development and limit the options for a local
street network on the eastern side of MD 75.

•

This site has met all of the size requirements for the PUD District as well as the
prescribed permitted uses documented in the rezoning ordinance.

§ 1-16-218. Block Shape and Size:
• Block shape is fairly regular and is used to great advantage in the layout of the areas
of the PUD closest to the commercial center. The northern half of Neighborhood 2 and
the eastern portion of Neighborhood 3 are patterned more closely after conventional
suburban layouts. In those areas, block configuration is not as well defined. Overall
the Plan successfully addresses block shape and size by creating an integrated
network of local streets, alleyways, and pedestrian facilities.
§ 1-16-219. Lot Size and Shape:
• Section 1-19-10.500.6 states that setbacks and building height standards shall be
established by the Planning Commission at Phase II consistent with the design
standards for PUD development listed in Section 1-19-10.500.9 of the Zoning
Ordinance.
• The higher densities for Planned Development Districts require that individual lots be
developed in an efficient and compact manner. Staff finds the range of lot sizes and
building setbacks to be entirely appropriate within a Growth Area for the housing types
proposed by the Applicant.
• Townhouse Lot Size Range:
1,560 sf to 4,400 sf
• SFD Lot Size Range:
3,572 sf to 16,850 sf
• A single panhandle lot is proposed on the eastern portion of the PUD (Neighborhood
3) to provide land for the sewage pumping station to be located on the north side of
Grand Parlor Road (see Sheet 25 detail). A modification of Section 1-16-219 of the
Subdivision Regulations is requested by the Applicant in order to accommodate the
location of the pump station which is engineered based upon the topography and
natural features of the Site.
§ 1-16-220 Floodplain Development:
• A Waterbody Buffer Plan, inclusive of floodplains on the Site, was submitted by the
Applicant and approved by Staff. No development is proposed within the FEMA
floodplain.
§ 1-16-235. Right-Of-Way and Paved Surface Widths:
•

The public local streets will have 50’ rights-of-way serving the majority of residences.
Proposed paved surface width (27’) is adequate for the anticipated uses. The proposed
collector roadways have a 60’ r.o.w. with widths of 27’ - 34’. Private street and lanes of 20’
paved width and 24’ r.o.w. generally serve as alleyways and very local access lanes for
limited numbers of users.

4. Driveway Entrance Spacing Policy
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Adopted by the FCPC in 2002 (amended 2004), this policy provides a system of evaluating
driveway locations for public safety, to preserve rural character of roads located in rural parts of
the County, and allowing tighter spacing in areas of the County designated for denser
development. Proposed driveways have no spacing restrictions.
Stormwater Management – Chapter 1-15.2:
A Stormwater Concept Plan has been approved for this site (AP 14841).
APFO – Chapter 1-20:
This application has been previously approved for APFO compliance as part of the DRRA. The
Monrovia Town Center PUD is subject to the terms of an APFO Letter of Understanding (LOU) between
the Applicant and the BoCC dated May 29, 2014.
Specific requirements for amenities as set forth in Section 1-20-7(F)(5), are addressed in the Applicant’s
Open Space and Lot Distribution Plan (Sheets 50 and 51). Staff finds that the Applicant has
demonstrated compliance with the following items (a) through (d). Item (e) is addressed by Staff through
the addition of a recommended condition of approval (see Condition #5 on Page 20 of this report):
(5) The construction and development of the project must include a full program of amenities
and other activities for older persons. At a minimum, the amenities must include:
(a) A trail system, walking paths, and sidewalks for pedestrian accessibility;
(b) A clubhouse/multi-purpose building(s) or equivalent space sized at 20 square feet for every
dwelling unit. A minimum of 1,500 sq. ft. must be provided. The maximum square footage
required shall be 20,000 square feet;
(c) Active recreational open space (for the purpose of providing amenities, including but not
limited to, a swimming pool, tennis courts, chip and putt course, bocce courts, horseshoe pits,
and/or similar active recreational amenities at a rate of 1/3 acre per 100 dwelling units. A
minimum of 1 acre must be provided. A single large-scale amenity, such as a golf course, may
not be proposed as the sole means to satisfy this requirement. Only the physical structure (i.e.
footprint) of the clubhouse/multi-purpose building(s), not the parking area(s), will be considered
in determining the area of active recreational open space;
(d) Passive recreational space, including but not limited to, picnic areas, gazebos, pocket parks
and/or other similar passive recreational amenities; and
(e) An appropriate phasing schedule in each phase of development to meet the needs of the
residents.
Forest Resource – Chapter 1-21:
This development is subject to FRO. A Preliminary FRO plan has been submitted and is currently under
review, but does not include the area of the proposed public use sites east of the power transmission
line. The site contains 50.61 acres of forest, of which approximately 19.74 acres is proposed to be
removed. The Applicant is meeting FRO requirements by preserving approximately 30.87 acres of
existing forest and planting 58.52 acres of new forest. The Applicant is proposing to remove 4 specimen
tree (trees 30” or greater in diameter). Per 1-21-40 (B) of the FRO, nonhazardous specimen trees must
be retained unless a modification is granted by the FCPC . All four specimen trees are in poor condition,
exhibiting structural defects, and are potentially hazardous. Hazardous trees may be removed without a
FCPC modification. All other specimen trees will be retained and protected. The Preliminary FRO plan
must be approved prior to Preliminary Plan approval, and a Final FRO plan must be approved and the
required FRO mitigation must be provided prior to applying for grading permits, building permits, or lot
recordation, whichever is applied for first.
Historic Preservation – Chapter 1-23:
Historic resources located on this site are identified in the Maryland Inventory of Historic Places and
Frederick County Historic Preservation field notes and other local files. The activities proposed in this
Combined Preliminary Subdivision/Site Development Plan will trigger a Section 106 review by the
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Maryland Historical Trust (MHT) that will consider the impacts of the proposed activity on any historic or
cultural resources in the vicinity. Both SHA highway access permits and MDE wetlands permits (for
bridge crossings, culverts) will be required to complete the development and any such State-level
permitting or licensure will require that the Applicant provide the information needed for the review by
MHT. The Applicant has enlisted the efforts of a consultant to document the resources on this, and the
adjacent commercial center (GC) site, which include notably, the 75-80 Dragway and the Wilcom
Farmstead. If approved by the Planning Commission, neither the PUD nor the commercial center
applications will receive final signature approvals until such documentation is complete and a copy of all
documentation has been submitted to and accepted by the Frederick County Historic Preservation
Planner. If other historic or cultural resources are discovered to require documentation for the purpose of
satisfying Section 106 requirements, a copy of all such documentation shall also be sent to the County.
Agency Comments
Other Agency or Ordinance
Requirements
Development Review
Engineering (DRE):
Development Review
Planning:

Comment

State Highway
Administration (SHA):
Div. of Utilities and Solid
Waste Mgmt. (DUSWM):
Health Dept.

Conditional Approval

Office of Life Safety

Approval

Forest Resource (FRO)

Conditional Approval

DPDR Traffic Engineering

Conditional Approval

Historic Preservation

Conditional Approval

Street Naming

Conditional Approval

Conditional Approval
Address all agency comments as the plan proceeds through to
completion

Conditional Approval
Conditional Approval

RECOMMENDATION
Staff recommends conditional approval of this Combined Preliminary Subdivision/Site Development Plan.
If the Planning Commission conditionally approves the Preliminary plan, the Preliminary plan is valid for a
period of three (3) years from the date of Planning Commission approval.
Based upon the findings and conclusions as presented in the staff report the application meets or will
meet all applicable zoning, APFO, and FRO requirements once the following conditions are met:
1.

Address all agency comments as the plan proceeds through to completion.

2.

Approval by the Planning Commission of the modification request to allow 3,739 parking spaces
instead of the 2,624 spaces required by Section 1-19-6.200 of the Zoning Ordinance.

3.

On-street parking spaces, where required to meet the parking requirements of the Zoning
Ordinance, shall be demarcated (striped) at the time of construction.
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4.

A minimum of one (1) Bicycle rack (two bicycle spaces) shall be located at each pocket park and
public open space (not already identified on the plan dated 10/6/2014) and shall be placed in a
convenient location in close proximity to the public street or trail providing access to the park. A
note referencing planned compliance with the Frederick County Bicycle Parking Design Guide
shall be added to the Detail Sheet (Sheet 47).

5.

The primary recreational community amenities site within each Neighborhood – as identified on
Sheets 50 & 51 of the Plan - shall be substantially developed and available for use by members
of the respective Neighborhood residents based on the following schedule of lot recordation:
Neighborhood 1: Prior to recordation of 190th residential lot [1/2 of lots]
Neighborhood 2: Prior to recordation of 312th residential lot [1/2 of lots]
Neighborhood 3: Prior to recordation of 123rd residential lot [1/2 of lots]
Secondary open space areas and recreational amenity features may be developed and
completed concurrently with the construction of the section of residential units most closely
affiliated with the amenity.

6.

Neighborhood recreation/club house/amenities sites that include buildings or structures requiring
a building permit must receive Site Development Plan approval separate from any approval of
this Site Development Plan (SP-13-03/AP 14501). The sidewalk/trails network of the PUD shall
be extended into all primary recreational amenities sites.

7.

The trails network proposed for the PUD shall be constructed and complete no later than the
recordation of the 1,003rd residential lot.

8.

The Village Green (adjacent to the Monrovia Town Center GC commercial center between
Westridge Drive and Sweet Straw Drive) shall be developed and open for use no later than the
earlier of the following:
a)
Issuance of Building Permit for Buildings 2 or 6 (commercial center)
b)
Issuance of Building Permit for any residential structure on the following
residential lots – 2143 through 2156.

9.

The Applicant shall prepare a diagram demonstrating that the majority of areas designated for
open space/recreation – not including those areas set aside for the protection of natural
resources on the Site – are not significantly encumbered by the placement of stormwater
management facilities. If more than 35% of this acreage is encumbered, the Applicant shall
modify the Site Plan such that 65 % of the open space is unencumbered and usable for
moderately active recreational activities.

10.

The Applicant shall designate two sites within each Neighborhood for the development of play
facilities appropriate for residents and visitors aged 12 and younger (pre-school and school-age).

11.

The Preliminary FRO plan must be approved prior to the signing of the approved Preliminary
Subdivision Plan, and a Final FRO plan must be approved and the required FRO mitigation must
be provided, prior to applying for grading permits, building permits, or lot recordation, whichever is
applied for first.

12.

The Site Development Plan will not receive final signature approval until documentation of the
Wilcom Farmstead and 75-80 Dragway is complete and a copy of all documentation has been
submitted to the Frederick County Community Development Division (Historic Preservation
Planner).
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13.

Proposed Building Restriction Lines documentation shall be made consistent and placed in
tabular form under Note 3 on Sheet 1 of the Plan.

14.

The Applicant shall provide a detailed lighting plan for the PUD.

15.

Applicant must provide adequate illumination of the sidewalk segment located on the south side
of Monrovia Boulevard as it passes through the forest retention area. The Applicant must also
provide a safe pedestrian crossing of Monrovia Boulevard within the segment of the roadway
between Thistle Down Road and the northern edge of the forest retention area.

16.

The 1.94-acre commercial site will be subject to detailed Site Development Plan review when a
specific user and plan for the site have been determined.

17.

Approval by the Planning Commission of the modification request of Section 1-16-219 of
the Subdivision Regulations in order to create a panhandle lot for the purpose of accommodating
the location of the pump station which is engineered based upon the topography and natural
features of the Site.

PLANNING COMMISSION ACTION
MOTION TO APPROVE
I move that the Planning Commission APPROVE the Combined Preliminary Subdivision/Site
Development Plan S-1148/SP-13-03, AP 14501 with conditions and modifications as listed in the staff
report, 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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