FREDERICK COUNTY PLANNING COMMISSION

January 18, 2018

TITLE:

Landsdale PUD
Portions of Section 3b and 3c

FILE NUMBER:

S-1130, SP-08-33, AP#17892
(APFO#17893, FRO #17894)

REQUEST:

Combined Preliminary/Site Plan Approval
The Applicant is requesting a new Preliminary/Site Plan
approval for a portion of a Planned Unit Development
(PUD) with an active Preliminary Plan approval that is
nearing expiration.

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

Located north of MD80 and west of MD 75 on the west
side of Ed McClain Road
TM 88; Parcel 44
Low Density Residential
PUD-Planned Unit Development
Urbana
W-1; S-1

APPLICANT/REPRESENTATIVES:
APPLICANT:
OWNER:
ENGINEER:
ARCHITECT:
ATTORNEY:

Monocacy Investments MC, LLC
- same Rodgers Consulting
N/A
N/A

STAFF:

John Dimitriou, R.A., Principal Planner II

RECOMMENDATION: Conditional Approval
ATTACHMENTS:
Staff report for original approval (AP#13403).

MEMORANDUM
ISSUE
Development Request
The Applicant is requesting a new Combined Preliminary/Site Plan approval for a portion of a Planned Unit
Development (PUD) that has an active approval that is nearing expiration. The plan under review is not
substantively different than the currently approved plan.
The complete Landsdale PUD development contains 1,100 dwellings on 395.7 acres of land. The Frederick
County Planning Commission approved two separate Combined Preliminary/Site Development Plan
applications:
-

Section 1 for 399 dwellings with a community pool and clubhouse approved on January 9, 2013 under
AP# 13053, and

-

Sections 2 & 3 for 701 dwellings with a future elementary school site approved on June 12, 2013
under AP# 13403.

The Preliminary Plan approval is valid for five (5) years, or until June 12, 2018. The Site Development Plan
approval validity period is three (3) years, but approval has been vested with “Start of Construction” as
defined in § 1-19-11.100 of the Frederick County Zoning Ordinance.
This application continues to be subject to the approved Development Rights and Responsibilities
Agreement (DRRA) and the Adequate Public Facilities Ordinance Letter of Understanding (APFO LOU),
both executed on October 4, 2012, with the DRRA validity extending to October 4, 2037 (25 years) and
the LOU validity extending to October 4, 2027 (15 years).
The development is progressing through later stages of the regulatory process with significant and ongoing
lot recordation and building permit activity. Given the imminent expiration of the Preliminary Plan (June 12,
2018), the Applicant is seeking a new Combined Preliminary/Site Plan approval for a portion of Section 3
in order to ensure the ability to continue lot recordation for the project.
An extension of the approval period might seem more appropriate in this case, where a project was
previously approved, is currently underway, and has not changed. However, §1-16-71(R)(2) of the
Subdivision Rules and Regulations of the Frederick County Code allow extensions only “when the
developer has started construction of improvements which will be substantially affected by changes in
applicable laws and regulations.” As this is not the case with this project, a new approval is required.
The application is substantively identical to the approved plan. There are no changes to dwelling unit mix
or configuration, lot configuration, road configuration, or open space arrangement. Notably, the only
significant area of difference between the approved plan and the current application is an increase in the
quantity, diversity, and native species selection of proposed landscaping.
As such, the staff report and all associated modfications originally submitted for AP#13403 Combined
Preliminary/Site Development Plan are detailed in the staff report for the previously approved Combined
Preliminary/Site Plan. A copy of this report is attached in support of this current application (AP#17892)
for Combined Preliminary/Site Plan approval.
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PLANNING COMMISSION ACTION
MOTION TO APPROVE
I move that the Planning Commission APPROVE S-1130, SP-08-33, AP#17892, with conditions and
modifications as listed in the original staff report (AP# 13403 June 12, 2013) for the Landsdale PUD
Sections 2&3, based on the findings and conclusions of the staff report and the testimony, exhibits, and
documentary evidence produced at the public meeting.

Landsdale PUD Preliminary Plan
January 18, 2018
Page 4 of 4

FREDERICK COUNTY PLANNING COMMISSION

June 12, 2013 Hearing

TITLE:
FILE NUMBER:
REQUEST:

Landsdale
Combined
Preliminary
Subdivision/Site Plan Sections 2 and 3
S-1130, AP# 13403
Combined Preliminary Subdivision/Site
Plan Sections 2 and 3 Approval
The Applicant is requesting Combined Preliminary
Subdivision/Site Plan approval for 701 dwellings, 389 front
loaded single family detached residential lots, 112 rear
loaded single family detached residential lots, and 200
townhouse lots on 533 acres.

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

West side of Ed McClain Road, north of MD80, west of MD75,
south of Bush Creek
Tax Map 88 Parcels 44, 45, 24
Low Density Residential
PUD
Urbana
W4/S4

APPLICANT/REPRESENTATIVES:

APPLICANT:
OWNER:
ENGINEER:
ARCHITECT:

Monocacy Ventures, LLC
Monocacy Ventures, LLC
Rodgers Consulting
N/A

STAFF:

John Dimitriou R.A., Principal Planner

RECOMMENDATION:
Staff has no objection to conditional approval of S-1130 and AP#13403 the Landsdale Combined
Preliminary Subdivision / Site Plan Sections 2 and 3.
ATTACHMENTS:
1 – Modification Request – Landscaping and Parking
2 – FRO Modification Request

ISSUE
The Applicant is requesting Combined Preliminary Subdivision/Site Plan approval for 701 dwellings, composed of
389 front loaded single family detached residential lots, 112 rear loaded single family detached residential lots,
and 200 townhouse lots (35 surface parking and 165 rear loaded) on 269.5 acres of PUD zoned land. The
application is being reviewed under § 1‐16‐71 Approval Procedures, Article IV: Required Improvements, and
Article VI: Design Standards and Requirements of the Subdivision Rules and Regulations, and § 1‐19‐3.300
through 1‐19‐3.300.4 Site Plan Review of the Zoning Ordinance. This is section 2 and 3 of 3 total sections being
submitted for this project

BACKGROUND
Development History
This project was originally referred to as Green Valley Active Adult and was planned as an age‐restricted
community. The site was rezoned PUD as an age‐restricted community as part of rezoning case R‐02‐01, made
effective by Ordinance 04‐10‐354 on June 24, 2004. Currently, the project is referred to as Landsdale and is
planned as an all‐age community. An amendment to the Phase I PUD zoning approval that removed the age‐
restriction was granted in September of 2012 and was enacted by Ordinance 12‐26‐621 on October 4, 2012. The
overall project (sections 1, 2, and 3) is approved for 1100 residential dwelling units. As part of the review and
approval for the PUD Amendment, the primary issues were:
•

Removal of the age restriction established in the original PUD rezoning,

•

Dedication of a school site for construction of a new elementary school building by FCPS,

•

Payment of the school construction fee to satisfy school adequacy requirements,

•

Payment of the MPDU fee in lieu, and

•

Escrow payments for regional road improvements.

The Phase I PUD amendment was submitted in tandem with a Developers Rights and Responsibilities Agreement
(DRRA). As such, Adequate Public Facilities Ordinance (APFO) review occurred in conjunction with the Phase I
Amendment process and was approved directly by the Board of County Commissioners (BOCC).
This current request is for preliminary subdivision plan approval of Sections 2 and 3 of the proposed all‐age
development, totaling 701 dwelling units, and site plan approval for all‐age townhouse dwelling units. Section 1
of this project received combined preliminary subdivision/site plan conditional approval for 399 dwellings and a
community center on January 9, 2013.

Existing Site Characteristics
The site is currently zoned PUD (see below) and is undeveloped. Property to the north of the site (on the other
side of Bush Creek and the railroad tracks) is developed with a Costco distribution facility. The property to the
south, east, and west of the site is vacant (see below) with the exception of a few existing single‐family
residential dwellings along Ed McClain Road that abut portions of the subject property. The Town of New
Market is directly to the north of the site, and a small crossroads community referred to as Green Valley is
located to the south at the intersection of MD75 and MD80.
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ANALYSIS
Summary
Staff Findings
•

This Combined Preliminary Subdivision / Site Plan meets the requirements of the Frederick County Code,
with approval of certain modifications as provided for in the County Code.

•

Applicable conditions of the Phase I approval (R‐02‐01A) are adequately addressed in the plan.

•

Landsdale, Phase 1 Mass Grading and SWM Plans (ponds #1 ‐ #5) were approved on January 15, 2009.

•

Landsdale, Phase 1A Plans were approved on May 3, 2010.

•

Landsdale, Phase 2 SWM Plans were approved on January 3, 2013.

•

There are no further SWM facilities proposed in the Landsdale Subdivision at this time and what has been
approved to date and outlined above provides the proper stormwater management for the plans we have
seen thus far for Landsdale.

•

APFO review and approval was conducted concurrent with Phase I approval because a Developers Rights
and Responsibilities Agreement was being employed. The final Letter of Understanding outlining required
public improvements is recorded in the County records at BK9133 PG0264 and was effective on 10/4/2012.

Specific Planning Commission Action Required
•

Approval of the following proposed dimensional bulk restrictions for this application:
House
Lot Type
Single Family Detached
Front Loaded (1)
Single Family Detached
Rear Loaded
Townhouse
Rear Loaded
Townhouse
Rear Detached Garage
Townhouse
Surface Parking

Front Porch
Height

From
Street

Rear

Side

From
Street

Side

15’

15’ (2)
20’ (3)

5’

10’

5’

35’

10’

5’

5’

5’

5’

40’

10’

5’

3’

5’

5’

40’

10’

5’

5’

5’

5’

40’

10’

5’

3’

5’

5’

40’

(1) 23’ required setback from face of garage to inside edge of sidewalk.
(2) Where rear yard is adjacent to open space.
(3) Where rear yard abuts another residential lot.

•

Approval of the requested modification for decrease of on‐street parallel parking stall width along local
residential streets from 8’ to 7’.

•

Approval of the requested modification to increase the number of on‐site parking spaces.

•

Approval to provide an additional connection to Ed McClain Road from Emerald Crown Mews.

•

Approval of requested landscaping modifications.

•

Finding of whether the FRO Management Plan “cannot reasonably be altered” and approval of a
modification to allow the removal of the 10 specimen trees.
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Detailed Analysis of Findings and Conclusions
PUD Phase I Conditions of Approval
The following (summarized) conditions of approval of the Phase I PUD Amendment adopted on October 4, 2012,
pertain to this Combined Preliminary Subdivision / Site Plan (Section 2).
•

Condition 1 –Total of 1,100 dwellings indicated on plan. MPDU fee in lieu to be paid at building permit.

•

Condition 2 – 200 lots may be recorded per calendar year with previous year’s lots to be carried into the
following year.

•

Condition 3 ‐ Ed McClain Road shall be improved/relocated from the project's main entrance to MD 80
prior to the occupancy of any dwellings.

•

Condition 5 – Left turn from project site is prevented with channelized median.

•

Condition 6 – Escrow payments established by APFO LOU requirement.

•

Condition 7 – Adequate pedestrian and bicycle access to adjoining developments and the commercial area
is provided through sidewalks and trails throughout the development.

•

Condition 10 ‐ The Applicant shall dedicate 96.5 ± acres of parkland, subject to acceptance by the County,
for a special use park along Bush Creek. Title to this parkland property shall be transferred to the County
upon the recordation of the first lot in this PUD. Alternatively, easements for a trail system in this same
location will be conveyed, at the discretion of the County. During the Preliminary Plan Review of the PUD,
the Planning Commission shall determine appropriate public access to the park, or trail system, and the
Applicant shall provide this public access to the park, or trail system. Any internal trails/paths within the
project shall allow for public access and provide connections to the Bush Creek park/corridor.

•

Condition 12 ‐ The Applicant shall also dedicate, subject to acceptance by the County, a 3.4 +/‐ acre public
use site for future use by the County as established with the approved preliminary plan (Public Use Parcel
G) for this property.

•

Condition 15 – Memorandum of Understanding between the Applicant and the Board of Education to be
executed by the time of Preliminary Plan Approval.

•

Condition 16 – School construction fee to be paid at building permit.

Preliminary Subdivision Plan
§ 1‐16‐12 Public Facilities
•

The subdivision will be served through a system of roads with a combination of classifications and
design/location that meet subdivision regulations.

•

All proposed lots will access publicly maintained roads with continuously paved surfaces of 20 feet in width.

•

Section 1‐19‐10.500.4(D)(1) of the PUD regulations requires that “Prior to Phase II application the Planned
Development District property must be classified at least W4/S4 on the Frederick County Water and
Sewerage Plan.” The property is currently classified W4/S4 on the Frederick County Water and Sewerage
Master Plan indicating improvements to, or construction of, publicly‐owned community sewerage or water
systems are planned within a 4 to 6 year time period. After a S‐4/W‐4 classification has been granted, an
application may be submitted to the Maryland Department of the Environment for Water and/or Sewerage
construction permits, as applicable.
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§1‐16‐109 Street, Common Driveway, and Sidewalk Construction
•

Street improvements shall be constructed in accordance with the specifications in the Frederick County
Design Manual.

•

Sidewalks are provided on both sides of all closed section roads with dwelling unit frontage within the
development.

•

Required minimum width for sidewalks is 4 feet. All sidewalks provided are a minimum of 5 feet wide.

•

An 8 feet wide hiker/biker trail is provided along major roads throughout the development, connecting to
natural and scenic features, to the future Elementary School site, to points north within the development
including the Bush Creek Park, and to points east with potential future neighboring developments.

§1‐16‐111 Parks
•

Per the PUD Phase I approval, 119 acres of open space/green area has been approved. Of this, a 96.5 acre
Special Use Park (Out Lot “A”) has been proffered by the applicant subject to acceptance by the County.
Per the provision of this parkland, passive and active recreation land requirements are met.

§ 1‐16‐217. Land Requirements
•

The Comprehensive Plan land use designation for the PUD zoned site is Low Density Residential. This
designation is intended to be applied only within Community Growth Areas and indicates a residential
density range of 3 to 6 dwellings per acre on public water and sewer. The proposed subdivision is within a
Community Growth Area and is planned for a residential development on public water and sewer with a
gross density of approximately 3 dwelling units per acre.

•

The existing topography is the basis for the overall community layout, with the higher elevations delineated
as areas of development, and the lower elevation areas delineated as undeveloped areas to be maintained
in a more natural state.

§ 1‐16‐218. Block Shape
•

No block dimension is greater than 1800 feet. Sidewalks have been extensively provided to facilitate
circulation to neighborhood destinations.

§ 1‐16‐219. Lot Size and Shape:
•

The size, width, depth, shape orientation and yards of the proposed lots are generally appropriate for the
type of development and land use proposed. In accordance with PUD requirements in Section 1‐19‐
10.500.6(H)(2) of the zoning ordinance which states that “setbacks and height shall be established by the
Planning Commission at Phase II…” the Applicant has submitted the following dimensional/bulk restrictions
for section 2 & 3 of this development:.
Lot Type
Single Family Detached
(1)
Front Loaded
Single Family Detached
Rear Loaded
Townhouse
Rear Loaded
Townhouse
Rear Detached Garage
Townhouse
Surface Parking

From Street

House
Rear

Side

Front Porch
From Street
Side

Height

15’

15’ (2), 20’ (3)

5’

10’

5’

35’

10’

5’

5’

5’

5’

40’

10’

5’

3’

5’

5’

40’

10’

5’

5’

5’

5’

40’

10’

5’

3’

5’

5’

40’

(1) 23’ required setback from face of garage to inside edge of sidewalk.
(2) Where rear yard is adjacent to open space.
(3) Where rear yard abuts another residential lot.
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•

Depth‐to‐width lot ratio is not greater than 5 to 1 for any residential lot in this application.

•

Other than a couple of lots affected by the alternative connection from Emerald Crown Mews, there are no
other proposed panhandle lots as part of this application.

§ 1‐16‐235. Right‐Of‐Way and Paved Surface Widths:
•

The Applicant has proposed 50’ rights‐of‐way for local streets and 70’ rights‐of‐way for collector streets
(Monrovia Boulevard and Landsdale Parkway).

•

The paved surface width is adequate to serve the proposed use and meets or will meet the requirements
within the Frederick County Design Manual.

§ 1‐16‐236. Other Street Requirements:
•

The streets within the proposed development comply with subdivision requirements within this section.
Four cul‐de‐sacs are proposed. Proposed cul‐de‐sacs are located on portions of the property where steep
topography, forest easements, stream valley buffers, wetland buffers, and floodplains constrain the
provision of through streets.

Driveway Entrance Spacing Policy
•

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 are all located on local residential streets, which have no spacing restrictions. Lots
fronting residential collector streets within the proposed development are accessed from rear alleys, with
no driveways located on a collector.

Site Development Plan Review
Site Development Plan Approval shall be granted based upon the criteria found in §1‐19‐3.300.4 of the Frederick
County zoning ordinance.

§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.
•

In accordance with 1‐19‐6.400(A)(2) the Applicant has submitted justification for an alternate planting
design to meet the street tree requirements as provided in the zoning ordinance (See Attachment 1). Due
to conflicts with utilities, the Applicant is requesting three modifications from the requirements. The first
modification is for a reduction in the required planting area from 7’ to 5’ in width. The second is a
modification to plant street trees in alternate locations, i.e. other than along the right of way. The third
modification is to allow spacing of streets trees greater than one per 35’ of roadway frontage.

•

The areas impacted by the requested modifications are not extensive or prominent. Modified portions of
the plan are not along predominant thoroughfares or public spaces within the development. Rather, the
areas subject to modification are in the margins of the development and adjacent to large areas of open
space. Given that the modified areas are not predominant aspects of the development, as well as the fact
that access to landscaping is supplemented by adjacent open space, Staff does not object to these
modifications or approval of the alternate planting design.
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•

Interconnectivity between the future development Monrovia Town Center to the east of the project site
has been addressed through proposed road and trail connections. A hiker/biker trail has been expanded to
connect from Ed McClain Road at Monrovia Boulevard, which will extend into the Monrovia Town Center
development, to the future proposed Bush Creek Park.

•

An elementary school site (Out Lot H) has been proffered by the developer and will be located at Monrovia
Boulevard at Ed McClain Road, which is a location that will be convenient and central to both Landsdale
and Monrovia Town Center. The school site was considered in the design of the development including
interconnectivity of roadways and trails. A direct access point between Ed McClain Road and the school
site may be provided to maximize the school’s circulation planning options. Design and location of a future
access point at this location would be reviewed for compliance with County standards and design criteria at
time of site plan review for the school site itself.

•

Proposed lighting will be directed downward and will not exceed a height of 14’.

•

Proposed lighting does not exceed .5 foot‐candles from the site property line.

§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.
•

In spite of the high level of road interconnections within the development, connections to the external road
network are limited to two points along Ed McClain Road, primarily due to grading constraints. Given the
large number of dwellings in this entire subdivision (1,100), providing an access point in addition to the two
that have been designed is a cautious and conservative approach to avoiding the creation of choke points
at these locations. This is an elevated concern at the northern access point due to the adjacency of the
school site and the potential for periods of high traffic volume during specific times of the day.
Furthermore, as the surroundings develop and new destinations are created in neighboring subdivisions,
having the potential to create additional cross connections between developments would create a more
convenient and efficiently distributed transportation network.
For these reasons Staff supports and requests an additional connection be made between Emerald Crown
Mews and Ed McClain Road. The applicant has shown an alternative to add this additional access point in
their plans. The design will meet the zoning condition with respect to limiting left‐turn (northbound)
movement onto Ed McClain Road. Staff will continue to refine the layout and orientation of adjacent lots
that are affected by this access point through the final approval.

•

Proposed road, trail, and sidewalks provide connectivity within and between the proposed development
and surrounding existing and future development. Road and trail connections provide interconnectivity
between the proposed development and the future development of Monrovia Town Center to the east of
the project site. A hiker/biker trail will provide a connection from Ed McClain Road at Monrovia Boulevard,
into the Monrovia Town Center development, to the future proposed Bush Creek Park.

Landsdale PUD Combined Preliminary Subdivision / Site Plan Sections 2 and 3
June 2013
Page 9 of 15

•

Required parking per §1‐19‐6.220 of the Frederick County Code is as follows:
Dwelling Type
Requirement
# of Units
Required
Single family

2 for each unit

501

1,002

Townhouse

1 per unit, plus .5 for
each bedroom

200

500

Total Required
1,502

•

The Applicant has submitted a modification request to permit parking spaces in excess of the required
amount (see Attachment 1). The required number of spaces is 1,502. The plan provides 1,585 on‐site
spaces. Staff concurs with the Applicants justification (attached) and supports the request for increased
parking.

•

Prior developments in the County have indicated that the required parking for townhouses in higher
density developments must be supplemented to meet the needs of residents and guests.

•

In addition, the Applicant has noted several locations where an additional 276 on‐street parking spaces
have been provided. While these on‐street spaces are not required by the Zoning Ordinance, Staff is in
support of the additional parking.

•

Prescribed stall width and depth per § 1‐19‐6.220 (B)(1) for parallel parking spaces is 8’ x 22’. A decrease in
width from 8’ to 7’ feet is requested by the Applicant for parallel parking along the proposed residential
local roads (see Attachment 1). Staff concurs with the requested modification (justification attached) and
supports the request for a decrease in the stall width along local roads. However, where noted, standard
8’x22’ parallel parking is planned for residential sub‐collectors.

•

The zoning ordinance does not require bicycle parking within townhouse developments where garages are
provided. However, bicycle parking is required for townhouses without garages at a rate of 1 rack for each
10 units. There are 35 townhouse units without garages, requiring 4 racks. The Applicant has been made
aware of the requirement and will work with Staff to provide the bicycle parking in compliance with the
County bike parking Design Guide as the plan moves through to completion.

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.
•

The proposed development will be served by public water and sewer facilities. Water will be provided by
the New Design Water Treatment Plant and sewer will flow into the Ballenger McKinney Wastewater
Treatment Plant. Adequate sewer service will be provided by the Bush Creek Sewer Interceptor Middle
Phase, the design and construction of which has been funded by the applicant.

•

Adequacy of water and sewer for this project is outlined in the APFO LOU.

•

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.

•

The existing topography is the basis for the overall community layout, with the higher elevations delineated
as areas of development, and the lower elevation areas delineated as undeveloped areas to be maintained
in a more natural state.
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•

The project has an existing Wetland Mitigation Plan that was approved by the Soil Conservation Service in
June of 2009 and by Frederick County in July of 2009.

•

The final Forest Resource Ordinance forest plan has been approved. FRO easements must be recorded
prior to plat recordation. A modification for removal of specimen trees has been submitted (see attached
Exhibit 2 FRO Modification Request).

•

There is a small area of FEMA floodplain along the northern boundary of the project site within the open
space area.

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.
•

The Bush Creek Special Use Park shall be dedicated upon recordation of the first subdivision plat. The park
may be deeded to the County at the County’s discretion. However, if the County does not prefer
ownership, easements may be dedicated for public access to the park.

Stormwater Management
§1‐15.2: A Stormwater Management Plan was originally approved in January of 2009. An application for an
administrative waiver that allows construction of this development to be governed by the stormwater
regulations in effect as of May 4, 2009 was granted in August of 2010. Revisions to the Preliminary Subdivision
Plan from the Green Valley version of the project did not impact the stormwater management design. In fact,
the subsequent minor revisions from the Green Valley plans actually decreased the original impervious area
amounts. The originally approved Stormwater Management Plan was not changed and the facilities therefore
have more volume control with the latest revisions.

Adequate Public Facilities Ordinance (APFO)
§1‐20: The project has been reviewed for APFO adequacy by the Board of County Commissioners (BOCC) as part
of a Developers Rights and Responsibilities Agreement (BK 9133 PG 0221‐0246). The Letter of Understanding
(LOU) outlining the requirements for public improvements (Roads, Schools, and Water & Sewer) under the APFO
was effective on October 4, 2012 and will remain valid through October 4, 2027. The required improvements
are described in detail in the signed APFO LOU (BK 9133 PG 0264‐0273).

Forest Resource Ordinance (FRO)
§ 1‐21: A Revised Final Forest Conservation plan has been submitted for sections 2 and 3. The FRO easements
required for section 1 have been recorded. The site (including section 1) contains 54.90 acres of existing forest.
The Applicant proposes to meet the FRO requirements by retaining 26.42 acres of existing forest on‐site, 11.90
acres of forest off‐site (on the adjacent Ag‐zoned parcels), and planting approximately 63.67 acres of new forest
(45.16 within the PUD and 18.51 acres on the adjacent Ag parcels). The Revised Final FRO plan must be
approved prior to Preliminary Plan final approval. FRO mitigation must be provided prior to lot recordation,
grading permits, or building permits, whichever is applied for first.
The Applicant is seeking a modification of the FRO requirements to permit the removal of 10 specimen trees and
has provided a request letter (see Attachment 2). State and County laws require (County: 1‐21‐40 (B), State: 5‐
1607(c)(2)) all specimen trees (trees that are 30 inches or greater in diameter) to be retained unless the
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Applicant has demonstrated that “all reasonable efforts have been made to protect them and that the plan
cannot reasonably be altered”.
As reviewed by Maryland Qualified Forest Professionals hired by the Applicants, the 10 trees proposed to be
removed are noted in the table below.
Tree #
5
6
8
9
11
13
16
17
19
32

Description
43” white oak
35” black walnut
32” white oak
51” red oak
34” red oak
36” red oak
31” black cherry
35” white oak
34” black walnut
30” Tulip Poplar

Condition
good
good
good
Poor. Trunk and limb decay
good
good
Poor. Trunk and limb decay
good
good
good

Location
Lot 961
Lot 960
Near Lot 938
B/W Tavern Alley and Tavern Lane
B/W Tavern Alley and Tavern Lane
B/W Tavern Alley and Tavern Lane
B/W Tavern Alley and Tavern Lane
Lot 903
Lot 1078
Moss View Ct R.O.W

Sections 2 and 3 of the project contain a total of 18 specimen trees, of which 8 are being retained within the
forest conservation easement areas. Staff notes that two of the trees (Tree # 9 and #16 as referenced above) are
in very poor condition.
The Applicant’s FRO Modification Request Letter provides significant details about the history of this project, its
previous approvals, and a detailed analysis of each tree proposed to be removed. Staff notes that the previously
approved Final FRO Plan proposed removing 12 specimen trees. The Applicant made reasonable efforts to save
two additional specimen trees that were originally planned to be removed.
To allow the removal of the 10 specimen trees outlined above, the Planning Commission must find that “the
plan cannot reasonably be altered” and approve a modification to allow the removal of specimen trees.

Moderately Priced Dwelling Units
§1‐6A: The payment in lieu of building MPDU’s option (§ 1‐6A‐5.1) is being utilized for this project.

Historic Preservation
§1‐23: The Lemuel Griffith Farmstead (F‐7‐144) was demolished in 2010. There are no other historic sites
within the boundary of this Preliminary Plan.

Landsdale PUD Combined Preliminary Subdivision / Site Plan Sections 2 and 3
June 2013
Page 12 of 15

SUMMARY OF AGENCY COMMENTS
CDD Engineering

Approved

CDD Planning

Hold. Must meet all agency and FCPC comments and conditions.

State Highway Administration

Waived.

DUSWM

Conditionally Approved. Water line sizes throughout the site to be
finalized at Improvement Plan.

Health Department

Conditionally Approved.

Office of Life Safety

Conditionally Approved.

CDD Traffic Engineering

Approved.

Historic Preservation

Approved.

Street Naming

Hold.

RECOMMENDATION
Staff has no objection to conditional approval of S‐1130 and AP#13053 the Landsdale Combined Preliminary
Subdivision / Site Plan. If the Planning Commission conditionally approves the site plan, the site 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. Comply with all agency comments.
2. Provide additional connection to Ed McClain Road from Emerald Crown Mews, and work with staff on
any final lot layout orientation issues for the affected lots.
3. An access point between Ed McClain Road and the school site may be provided at the time of site plan
approval of the school site.
4. Approval of setbacks and height restrictions for this portion of the development as proposed by the
Applicant (specifically outlined in the staff report) and to be included on the cover sheet of the final
preliminary/site plan.
5. Approval of decrease of on‐street parallel parking stall width along local residential streets from 8’ to 7’,
excluding spaces along residential sub‐collectors (Monrovia Boulevard and Landsdale Parkway) as
described in the Staff report and Attachment 1.
6. Approval of a parking modification to allow an increase in the number of on‐site parking spaces
provided (1,502 required / 1,585 provided) as described in the Staff report and Attachment 1.
7. Alternate planting design approval as described in the Staff report and Attachment 1.
8. Approval of FRO modification described in the Staff Report and Attachment 2.
9. The Applicant shall provide 4 bicycle racks in the location of the townhouses without garages. A note
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shall be added to the cover sheet of the proposed plan stating the required number of bicycle racks, and
that they will be provided in compliance with the Frederick County Bicycle Parking Design Guide.
10. Comply with all requirements of the DRRA between the Applicant and the Board of County
Commissioners signed on September 26, 2012 (BK 9133 PG 0221‐0246), and the signed APFO LOU
between the Applicant and the Board of County Commissioners effective on October 4, 2012 (BK 9133
PG 0264‐0273), unless otherwise amended. In summary, the current requirements related to plat
recordation are indicated below. However, any future amendments to the DRRA or LOU shall take
precedence to the below. The following is for informational purposes only:
a. The school construction fee shall be paid prior to plat recordation based on the specific fees
required by 1‐20‐63(E) at the time of plat recordation.
b. Pro‐rata contributions into County‐held Escrow Accounts shall be paid prior to recordation of
the first subdivision plat.
c. Payment at lot recordation for MD75 Corridor road improvements as outlined in the LOU.
d. The Bush Creek Special Use Park shall, if desired by the County, be dedicated upon recordation
of the first subdivision plat. If dedication is not desired, the Applicant may deed an easement
for public access to a trail system within the Park, if desired by the County.
e. Dedication of the Public Use Site, if desired by the County, shall occur by recordation of the first
subdivision plat.
f.

At such time as shall be determined at the sole discretion of the BOE, by written notification to
the Developer, the Public School Site shall be conveyed, but no earlier than recordation of the
first plat for lots in the Project and not later than the recordation of the plat for the 501st lot in
the Project.

g. Prior to recordation of the 401st dwelling unit of the Project (unless determined to be later
upon further capacity analysis by the Applicant and the County), the Applicant shall construct
for the Project a water storage tank/tower sized to accommodate the Project or participate in
the costs to construct a regional tower as agreed upon between Applicant, Division of Utilities
and Solid Waste Management (DUSWM) and any third party developer.
h. A separate Memorandum of Understanding between the BOE and Developer shall be executed
by the time of Preliminary Plan approval for the Project which BOE MOU shall establish and
control other aspects of the Public School Site and the rights and responsibilities of the parties
relative to the Public School Site and the construction of an elementary school.
In addition, staff recommends the Planning Commission:
•
Approve the setbacks and height restrictions for this portion of the development as proposed by the
Applicant (specifically outlined in the staff report) and to be included on the cover sheet of the final site
plan.
•

Approve the decrease of on‐street parallel parking stall width along local residential streets from 8’ to 7’,
excluding spaces along residential sub‐collectors (Monrovia Boulevard and Landsdale Parkway) as
described in the Staff report and Attachment 1.

•

Approve the parking modification to allow an increase in the number of on‐site parking spaces provided
(1,502 required / 1,585 provided) as described in the Staff report and Attachment 1.

•

Approve the alternate planting design approval as described in the Staff report and Attachment 1.

•

Approve the FRO modification described in the Staff Report and Attachment 2.
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PLANNING COMMISSION ACTION
MOTION TO APPROVE AS MODIFIED
I move that the Planning Commission APPROVE S-1130 and AP# 13053 with conditions as listed in
the staff report and APPROVE the MODIFICATIONS as described in the staff report for the proposed
Preliminary Subdivision / Site Plan, 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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