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STAFF REPORT
ISSUE
Development Request
The Applicant is requesting Preliminary Subdivision Plan/Site Development Plan approval for a 566-unit,
age-restricted, residential community located on a 199.4 acre site zoned MXD. The site is part of the
Urbana Office Research Center MXD, a planned development district originally approved by the Board of
County Commissioners in 1998. The overall design of this area proposes 566 residential units to be
developed on four (4) parcels located on the west side of Urbana Pike (MD 355), east of I-270 and
adjacent to existing developed portions of the MXD. The 566 dwellings – 176 multi-family condominiums,
158 attached townhouses (‘villas’), and 232 single-family units – make up a part of the larger Urbana
ORC MXD, but constitute the first residential uses in this planned development.
A central organizing feature of this proposal, by virtue of the natural conditions and features of the site, is
the primary spine road – Ivy Meadow Drive - which serves as a practical means of providing access to
the far ends of the property while limiting incursions into the forested stream and tributary valleys that
subdivide the landscape. Several neighborhood focal points are distributed along this ‘spine’ including
recreational amenities positioned to take advantage of the topography and provide distributed locations
within the community for the development of micro-parks, communal focal points such as shared fire pits
and community gardens, and a dog park. A centralized community center/club house is planned for a 4acre lot near the intersection of Ivy Meadow Drive and the existing Urbana Parkway. This community
center will be the subject of a separate, future, site plan application.

Figure 1 - Aerial Image
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BACKGROUND
Development History
This proposed development constitutes a portion of a larger planned development district known as the
Urbana Office Research Center MXD (or Southern Employment MXD). The original portion of the MXD
was rezoned from its ORI zoning in 1998 (R-98-1) proposing only employment and commercial uses (no
residential uses). The Phase I Plan was amended in 2009 (R-98-1 A) to adjust the amount of permitted
commercial uses to accommodate a planned outlet mall. In 2012, a second amendment to the
development was approved (R-98-1 B) that significantly reduced the commercial uses to accommodate
the now existing Social Security Administration data center. There are approximately 67 acres of land
available within the current MXD to accommodate additional employment and commercial development.
If developed entirely in conventional employment uses with a Floor Area Ratio (FAR) of 0.5, this land has
the potential for approximately 1.4 million square feet of office space.
In 2016, the Applicant received approval for the rezoning of an additional 210 acres of land to be added
to the Urbana ORC MXD [#R-16-01(C)]. The northernmost portion of this land area – adjacent to Urbana
Parkway - had previously been zoned ORI, graded, and prepared for the development of mid-sized office
and limited industrial uses. The remaining land, known as the Raystock Property, was previously
developed only for agricultural use. No buildings, other than utility structures, exist on the Subject Site.

This illustration – taken from the 2016 rezoning application staff report -shows lands added to the Urbana ORC MXD in
2016. Areas outlined in yellow comprise the Woodlands at Urbana project (SP-17-11) that is the subject of this application.
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The Urbana ORC MXD is subject to the terms of a DRRA originally approved by the Board of County
Commissioners (effective June 13, 2013). This document incorporates all prior applicable APFO
requirements for roads, schools, and water/sewer service for multiple Urbana-area projects in a
Combined APFO Letter of Understanding (LOU) but does not consider the Woodlands at Urbana project
(including the 93-acre Raystock Property). A revised ‘Third Amendment to the Combined Urbana LOU’
has been prepared and will be reviewed by the Planning Commission at its June 13, 2018 regular
meeting, prior to the consideration of this residential development proposal.
Substantial improvements to the regional infrastructure serving this MXD have been completed in
conjunction with the development of the adjoining Villages of Urbana PUD, Urbana Town Center
Employment District MXD, and the existing Urbana ORC MXD. The proposed internal road network of
the Woodlands will tie into the regional collector and arterial systems which have been, and will continue
to be, improved as a result of local development activity.

Figure 2 - View toward north from Urbana Parkway with Urban Green development in the distance

Existing Site Characteristics
The subject site, predominantly vacant at this time, is situated along the western edge of MD 355
(Urbana Pike) south of the Villages of Urbana PUD. The Applicant has made every effort to link this
proposal to the previous development within the Urbana ORC MXD, the Villages of Urbana PUD and
nearby projects such as Urban Green, through the integration of the road network and pedestrian
system. Although seemingly isolated by distance and topography, the Applicant has demonstrated
adequate pedestrian and vehicular proximity and provided for practical connections for these circulation
systems.
Site topography at this location lends itself to the proposed layout of the neighborhood by allowing for the
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most densely developed areas of the community to be located on the northern and western portions of
the site. The tributaries to Bennett Creek, which effectively bisect the site, contain the most heavily
sloped areas on the site as well as much of the existing forest cover. Limited wetland and floodplain
areas are also concentrated along these waterways.
The land use table provided by the Applicant (Sheet CS-1) indicates that the tributary stream valleys,
wetland areas, forested areas, and floodplain areas are incorporated into the open space system of the
plan and total 116.79 acres.
There are currently no historic preservation sites on the property. However, an existing wastewater pump
station and access drive is located along the western edge of the site and is incorporated into the overall
layout of the community.
Surrounding land uses include:
North – The areas north of the Woodlands includes several single family homes and small
businesses along Urbana Pike, shopping areas, and Urbana High School.
East – The Knowledge Farms office park is located immediately to the east. Agricultural lands
predominate farther to the east of the site.
South – Agricultural land predominates south of the site.
West – The western edge of this residential section of the project adjoins the previously
developed portions of the Urbana ORC MXD which includes the Social Security Data Center and
other employment uses. The Urban Green apartment community is situated northwest of the
Woodlands site while the I-270 corridor forms a hard boundary further to the west.
Land Use
This residential section of the Urbana ORC MXD is one of two major components on the proposed land
use plan for this MXD development. Section 1-19-10.500.7 limits residential development within an MXD
plan to medium and high density residential uses including single-family, townhouse, and multi-family
dwellings. No more than 25% of the gross project acreage, exclusive of floodplain, may be developed for
residential uses. There are fewer than 60 acres of land in residential use on the proposed plan which
constitutes just under 15% of the gross project acreage less the floodplain areas (14.5% x 413.2 acres =
60 acres).
The proposed mix of residential building types will likely result in a broader range of housing affordability
within the neighborhood for the market targeted for this type of community. While all of the planned units
contain 3 bedrooms, the range of overall square footage per unit will vary.
The employment areas of the MXD are separated by a stream tributary that runs along the western edge
of the property although a pedestrian and street network will allow for convenient access between the
land uses.
Frederick County Comprehensive Plan
No county community or corridor plan has been adopted for the Urbana area. Generally, the proposal
demonstrates adherence to the general principles for compact development outlined in the County’s
Comprehensive Plan through seeking a mix and intensity of uses conducive to the continuing
development of compact neighborhoods in areas served by public infrastructure and facilities.
Zoning
The site is currently zoned ‘Mixed Use Development (MXD)’. Much of the land surrounding the site to the
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north and west is zoned for residential, commercial, and employment uses, while areas to the south are
zoned for limited industrial uses.

Figure 3 - Land Use Designations

Figure 4 - Zoning Map
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Figure 5 - Illustrative Plan
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ANALYSIS
Summary of Development Standards Findings and Conclusions
Key issues of the proposed development include:
- Vehicular access to, and within, the site (Urbana Pike, Urbana Parkway, and the internal street
system)
- Integration of the major uses in the MXD
- Providing a workable layout of sidewalks, trails, open spaces and amenities serving a variety of
residential densities
- Integration of the proposed development into areas of environmental sensitivity
- Establishment of appropriate BRLs (setbacks) and building massing
- Providing adequate and convenient parking without creating unnecessary swaths of impervious
paved areas
- Providing clear and convenient interconnections and intersection alignments with existing and
planned entrances to both parks
- Seizing the opportunity to provide a residential environment suited to the needs of older residents

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 for projects in this vicinity in the
Villages of Urbana PUD, the Northern MXD, and the Urbana ORC MXD (non-residential
elements). 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. Sections 1-19-10.500.7(F) and 1-19-10.500.9 of the Zoning Ordinance
provide for the Planning Commission’s role in establishing these standards within an MXD.
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The Applicant is proposing the establishment of dimensional requirements for the residential section of
the MXD as listed in the chart on the Applicant’s Cover Sheet (CS-1), generally summarized as follows:
Front Yards:
Side Yards:
Rear Yards:

20’
4’-5’
20’

(10’ for the community center lot)
(with a slight increase to 8’ for multi-family condominium structures ; 25’ for comm. center)
(15’ for lots 23326 through 23336)

Illustrated Maximum Building Height (Condos):
Illustrated Maximum Building Height (Townhouse/Villas):
Illustrated Maximum Building Height (Single-family detached):

72 feet
40 feet
35 feet

The proposed Building Restriction Lines (BRL’s) are influenced by, but not dependent upon, the
building type. Orientation of the buildings on the site, and to the public streets and open areas,
appears to be the guiding characteristic in the Applicant’s determination of appropriate setbacks
and yards.
The proposed setbacks are appropriate to the overall design and layout of this residential section
of the MXD and are in generally keeping with the patterns previously established throughout the
Villages of Urbana PUD. Setbacks and building height limitations shall be established for the
community center upon application for site development plan for that site.
The request for a maximum height of 72 feet for the condominium structures, while larger than
typical in Urbana, is not inconsistent with previous approvals by the Planning Commission for
similarly dense, multi-family residential structures in the area. The adjacent Urban Green project
includes eight (8) multi-family structures ranging in height from 49 feet to 64 feet, as measured by
the Code. Some portions of the Urban Green structures attain a height of 70 feet (as measured
from the ground to the rooftop peak)
Staff is satisfied that the location and base elevation of these structures will diminish their mass
relative to the surrounding landscape, particularly to the north and east of this site.
2.

Signage §1-19-6.300: The Applicant is not proposing any additional signage in this section of
the MXD at this time. Future requested signage for identification or directional purposes will be
subject to individual site development plans submitted for the community center, as well as for
subdivision identification signage which is not shown in this application requirements.

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 serious effort to furnish
the streets in the development with soldiered continuous lines of tall, deciduous, traditional street
trees while maintaining adequate distance from utility easements and ESD facilities . The planting
schedule follows the standard sizes that have been approved by the Planning Commis sion. The
Applicant has provided selective foundation screening of building sides where they face the public
street network. Shade trees are generally placed in such a way as to shade parking and other
paved areas.
The provision for street trees in the proposed development is regulated under Section 1-196.400(A)(1) of the Zoning Ordinance and states that the Applicant must provide “One tree, at
least 6 feet in height at the time of planting…per 35 feet of [public] roadway frontage.”. The
calculated total, public, roadway frontage for this Application is 25,980 feet, and the street tree
requirement is as follows:
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Public road frontage:
Required number of street trees:
# trees provided (public streets):

25,980 ft.
743 trees [25,980/35=743]
529 trees [439 to be planted + 90 existing along Urbana
Parkway]
Total # street trees provided (incl. private r.o.w.]: 637 trees [does not include coniferous or ornamental
trees]
Total # trees provided (proposed/existing]:
1,009 trees

The Applicant seeks a modification allowing the Planning to grant approval for an ‘Alternate Onsite Location’ for the planting of the required number of street trees. In certain sections of the
planned community (see sheets SP-4/LA-4 for example), such as the street frontage along Herb
Garden Drive, the tight spacing of individual driveways combined with the public utility easements
create an inherent difficulty for the locating of traditional street trees. In these areas, the Applicant
has placed trees intermittently and has instead planted within ESD facilities or other open spaces.
Given the number of trees planted or retained throughout the Site, Staff has no objection to the
granting of this modification by the Planning Commission.
As in the previously approved site development plans for the Worthington Square, Section M-1F
(Villages of Urbana), and Northern MXD (Stone Barn) projects in Urbana, this proposal
demonstrates a highly refined integration of the ESD stormwater facilities into the overall design
of the public streets, open spaces, and private residential lots. The use of the ESD areas along
the neighborhood’s ‘main street’ (Ivy Meadow Drive) is an excellent example of how stormwater
requirements, in the hands of skilled land planners and environmental engineers, provide
opportunities for new types of public spaces that beautify our built environment while serving the
very utilitarian function of managing our stormwater in an environmentally-sound manner.
Pedestrian access to, and through, the landscaped open areas is well executed.
4.

Lighting §1-19-6.500: The lighting plan is used primarily to provide illumination of the internal
circulation network in this proposal. The Applicant has provided a photometric plan documenting
proposed lighting levels on the site, which do not exceed 0.5 foot-candles at, or beyond, the
property boundaries. However, it is unclear from the specifications illustrated on Sheet LI-1
whether or not the fixture type meets the standard dictating that lighting be directed downward.
The Applicant shall provide such documentation or present an alternative fixture that meets this
lighting standard.

Conditions:
1. Applicant shall seek approval by the Planning Commission of an Alternate Planting Design
(‘Alternate On-Site Location’ for street tree planting) to allow the modification of landscaping
standards and permit the landscaping plan to be implemented as presented.
2. Reduce lighting height to 14 feet (measured from ground to point of illumination) and ensure that
the proposed fixture directs lighting downward onto the site in accordance with 1-19-6.500.
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: The proposed internal road network of the Woodlands will tie into the
regional collector and arterial systems which have been, and will continue to be, improved as a
result of local development activity. The proposed spine road – Ivy Meadow Drive - will be
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constructed to intersect with the existing Urbana Parkway. Both Urbana Parkway (which also ties
into MD 80 northwest of this project) and Knowledge Farms Drive (which will be extended into the
Woodlands community) will terminate at intersections with Urbana Pike (MD 355) on the north
end of this development, thus creating multiple vehicular connections to the primary roadways in
the region, and providing access to the Urbana I-270 interchange as well as points south of the
Urbana area, without the need to utilize road links at the MD 355/MD 80 intersection north of this
site
2.

Public Transit: Public transit service via MDOT MTA (#515 to Shady Grove and #204 to College
Park) buses is available at the nearby Urbana Park and Ride facility, located approximately 3/4
mile from this proposed development at the I-270 Exit. The proximity to both I-270 (for access to
transit options in Montgomery County) and the Monocacy MARC station, provides options other
than single-occupancy vehicles for those working outside of the area.
It should also be noted that a key component of this type of mixed use project is that it places
employment opportunities within easy reach of pedestrians in the proposed development and
surrounding areas. While not a transit solution per se, the adjacency of jobs to medium density
residential neighborhoods can serve to make a dent in the number of vehicles entering our
regional road network at critical peak times in the day. Many retail, personal, and health services
are currently available, or planned, within walking and bicycling distance of the proposed
community. A very short distance car trip (0.5 to 1.5 miles) would also place future residents
within easy reach of most day-to-day retail needs.

3.

Parking: Pursuant to Section 1-19-6.220 of the Zoning Ordinance: 2.0 spaces are required for
each single-family detached dwelling unit; 2.5 spaces are required for each 3-bedroom
townhouse dwelling; 2.5 spaces are required for each 3-bedroom multi-family condo unit; and 1.0
space is required for each five persons of capacity at the community (recreation) center. With a
Site Plan review pending for the community center/clubhouse, the total parking target for this
application is 1,299 spaces. The Applicant is providing a total of 1,239 parking spaces
accomplished through the provision of individual (on-site) parking. Shared and on-street parking
situated throughout the proposed residential section of the site amounts to 202 spaces. The total
available is thus 1,441 parking spaces, exclusive of the parking to be provided at the community
center. Additional on-street parking – that is not counted in this tally – is to be provided as onstreet parking along one side of any street of at least 27 ft. in width. These on-street spaces will
be determined at the time of Improvement plan submittal and are not typically counted toward the
parking target. However, it is clear that in this proposed layout, additional substantial parking for
visitors and guests will be provided through the mechanism of localized, distributed, on-street
parallel spaces.
Provision of on-street parking spaces will be finalized when Improvement Plans are submitted
and approved by the County. The Applicant must submit a Modification Request seeking FCPC
approval for the parking plan as presented.

4.

Pedestrian Circulation and Safety §1-19-6.220 (G): The Applicant has provided sidewalks and
trails throughout the proposed development and has proposed sidewalks as well where
pedestrian walkways are used to distinguish the fronts of homes facing a green or extensive
landscape buffer. The location of ESD stormwater areas, provision of shared open spaces/mews
fronting on residential lots, and other unusual circumstances emerging from the design of the
neighborhood, necessitate the construction of parallel sidewalk links that provide direct access to
the front entrances of some homes within the Woodlands. Except where noted, all sidewalks
provided are a minimum of 5 feet in width.
Staff would prefer that individual home sites be served with direct sidewalk connections from the
public sidewalk to the front entrance of the home. A shared pedestrian path from the public
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sidewalk to the front door requires that pedestrians maneuver around parked vehicles or traverse
lawn/garden areas to reach the home of a neighbor. This can result in a difficult situation for those
utilizing walkers, baby carriages, or wheelchairs and undermines the pedestrian experience in a
neighborhood.
5.

Bicycle Parking §1-19-6.220 (H): Bicycle parking shall be provided as follows in accordance with
the Zoning Ordinance:
Condo Buildings (1 rack per 10 dwelling units)
Required: 18 bike racks
Provided: No racks shown on plan
Community Center (1 rack per 20 parking spaces)
Required: TBD*
Provided: TBD*
*(at time of Site Plan Review)
Bicycle parking is a requirement for multi-family structures and community centers. The
Applicant is encouraged to provide some bicycle parking at key activity and gathering
points within the community as well.

Figure 6 - Pedestrian Access & Walkability
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Conditions:
1.

Applicant shall work with staff to identify additional opportunities for additional, distributed,
overflow parking within the proposed community, where feasible.

2.

Revise the parking calculations on sheet 1 to reflect the counting of garage spaces as ½ parking
space for calculation purposes.

3.

Applicant shall provide a minimum of 18 bicycle racks (36 bicycle parking spaces) to serve the
multi-family condominium buildings (176 dwelling units X 1 rack = 180 racks). The racks shall be
distributed to serve each building. The Applicant may choose to provide indoor bicycle parking
within interior common areas (Class A parking) with convenient access for cyclists, or to provide
bicycle parking in concert with the integral structured parking proposed for these dwelling units.

4.

Applicant shall submit a Modification Request seeking FCPC approval to provide 1,441 parking
spaces where 1,299 spaces are targeted in the Zoning Ordinance.

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 W 4/S-4 and W-3/S-3 in the Frederick County Water and Sewer Plan. The site is subject to a DRRA
(dated June 13, 2013) and an APFO LOU dated June 13, 2013, including a First, Second, and
Third Amendment. The Third Amendment was approved on June 13, 2018.

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 portion of the site designated for the residential section of the MXD is
relatively flat, although the entire site drops from a high point near Urbana Pike (450 feet) to a
low point just above 300 feet on the southern edge of the property. The layout of the streets
and lots occurs mostly in areas previously cleared for agricultural use, while portions of the
site along its western edge had been graded for previously approved development activity
along Urbana Parkway.
2. Vegetation: Much of the property was in cultivation and is fairly devoid of natural vegetation
other than within the stream corridors. It is quite likely that the post development condition of
this property will result in more tree cover than at any time since at least 1952.
3. Sensitive Resources: Wetlands and flooding soils have been identified on the site. Care
has been taken to locate the roadway stream crossing (Ivy Meadow Drive) at the least
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intrusive point on the site. The location of the crossing was determined in consultation with
MDE and the ultimate design of the crossing will be determined during the development of
Improvement Plans for the project, again with MDE input.

4. Natural Hazards: FEMA 100-year floodplain areas have been identified on the site.
Appropriate buffers have been established for floodplains, wetlands, steep slopes, and
waterbodies identified on the site. Staff finds that the Application meets the requirements for
these sensitive area buffers.

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 t heir intended purposes.

Findings/Conclusions

1.

Proposed Common Area/Open Space: Open space requirements affecting the development of
this residential community are being met through the dedication of open spaces throughout the
Woodlands at Urbana, which is a subsection of the entire Urbana ORC MXD. Of the 199.4 acres
subject to this Combined Preliminary/Site Plan application, 58% (116.79 acres) are set aside as
open space. Some of the open space provided in this particular section exists to provide or
maintain a natural buffer adjacent to sensitive environmental features such as streams, wetlands,
and floodplain areas. Internal open areas are utilized primarily for pedestrian access, landscaped
‘breaks’ between rows of townhouses, outdoor recreational amenities, and communal gathering
areas such as community gardens and shared fire pits. The planned community center will serve
as a centralized open/recreational area accounting for a small portion of the required
common/open area.
The integration of the ESD stormwater facilities into the landscaped environment of the
neighborhood provides an additional open space benefit by allowing functional engineering
facilities to do double duty as visually attractive features deployed across the community. This is
accomplished particularly well within the rights-of-way of Ivy Meadow Drive and Herb Garden
Drive where the line between functional stormwater engineering facility and landscape
beautification blurs to the point where most residents will fail to differentiate between the two.
The proximity to two County parks (Urbana Community and Urbana District) as well as several
local school fields and playgrounds provide a plethora of active and passive recreational
opportunities for residents in this development and throughout Urbana.
Staff finds that proposed common areas and open spaces meet or exceed the minimum
requirement of 62 acres, and furthermore, are designed and allocated in such a way as to provide
passive and active recreational opportunities for residents and visitors in this community.
It should be noted that the community center and surrounding facilities located at HOA Parcel A,
will be subject to future Site Plan review by the Planning Commission.

Specific Development Standards Within the Planned Development Districts §1-19-10.500.10 (B): If
any development or portion thereof requests designation as an age-restricted community for the purpose
of being exempt from the APFO school test under Section 1-20-7(E), this request must be made as part
of the Applicant’s Phase I application, indicating the number and location of the proposed age-restricted
dwelling units.
Findings/Conclusions
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1.

Phase I requirements regarding APFO schools testing for this proposal were satisfied previously.

Approval for Designation as an Age-Restricted Community §1-19-10.500.10 (C): The Planning
Commission and County Council, in their respective reviews of the proposed development, shall consider
the following criteria to determine whether the project or portion thereof may be approved for designation
as an age-restricted community.
Findings/Conclusions
1.

These requirements were considered by the FCPC at its Phase 1 review in 2016. The Planning
Commission determined that the age-restricted status was appropriate for this location.

Other Applicable Regulations
Adequate Public Facilities Ordinance (APFO) – Chapter 1-20
This section of the MXD is subject to APFO road improvement agreements that are delineated in the
proposed ‘Third Amendment to the Combined LOU’ scheduled to be reviewed by the Planning
Commission at its June 13, 2018 meeting prior to the review of the Woodlands project. With this
amended LOU approved, all new APFO deficiencies associated with this project are mitigated:
 Schools: Age-Restricted Senior Living residential uses are exempt from APFO
 Water/Sewer: no increase in intensity of use results from this change in use
 Roads: Inadequate site access operation occurs at site access with MD 355 and no continuous
bike or pedestrian connections exist between the site and the town center Market District
The LOU includes provisions to mitigate the two road inadequacies noted by providing additional lanes
on the site egress and southbound MD 355 approaches to the site access opposite Campus Drive and
an 8 foot minimum trail from the site access at MD 355 to the existing trail at MD 80, thus providing a
continuous trail for bicyclists and pedestrians between the site and the town center.
Forest Resource Ordinance (FRO) – Chapter 1-21
The Applicant has submitted a Natural Resource Inventory / Forest Stand Delineation, Forest
Modification Request, and Preliminary Forest Conservation Plan. The plan set combines the forest
conservation mitigation requirements for the entire 199.40‐acre development project by encapsulating
both the previously approved original 87.53‐acre ORI/MXD property and the proposed 94.11‐acre
Raystock property addition and 17.76-acre ORI/MXD- Phase IV. The Raystock property and ORI/MXDPhase 4 contains 37.31 acres of existing forest. The Applicant proposes to clear 10.25 acres of forest
and place the remaining 27.06 acres of forest into a FRO easement. The 27.06 acres is 6.39 acres
above the minimum 20.67 acre conservation requirement. In addition, 14.13 acres of forest planting is
proposed within the Raystock property. This planting is to mitigate for the proposed partial release of
7.69 acres from a recorded FRO easement on the ORI/MXD property at a ratio of 2:1 (7.69 acres x 2 =
15.38 acres). Total mitigation provided is 17.74 acres, comprised of 14.13 acres of forest planting on
Raystock plus 3.19 acres of surplus forest retention credit on Raystock (6.39 acres of surplus
conservation at 1:2) plus 0.42 acres of forest retention credit on ORI/MXD (0.84 acres of new forest
retention proposed at 1:2).
The site contains 78 specimen trees (trees 30” or greater in diameter), 37 located on the ORI/MXD
property and 41 located on the Raystock property. The Applicant is proposing to remove 28 specimen
trees, 14 on the ORI/MXD property and 14 on Raystock. The remaining 50 specimen trees will be
retained and protected, 23 on the ORI/MXD property and 27 on Raystock. Per §1-21-40 of the FRO,
nonhazardous specimen trees must be retained unless reasonable efforts have been made to protect
them, the plan cannot reasonably be altered, and the FCPC finds that that the requirements for granting
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a modification have been met. Hazardous trees may be removed without an FcPc modification. Of the 28
specimen trees to be removed, seven (7) trees exhibit structural defects and significant health issues that
make them predisposed to failure. Their removal is approved by staff. Twenty-one (21) trees are
considered non-hazardous by staff. As such, these trees will require Planning Commission approval to
remove.
FRO Modification § 1-21-21.
The Applicant is seeking a modification of the FRO to permit the removal of twenty-one (21) nonhazardous specimen trees. The Applicant’s FRO Modification Request discusses why the removal of
these trees are proposed and addresses the six (6) criteria outlined under 1-21-21:
§ 1-21-21. MODIFICATIONS.
(A) Modification requests. A person may submit a request to the Frederick County Planning Commission
(FCPC) for a modification from this chapter or the requirements of Md. Code Ann., Natural Resources
Article, §§ 5-1601 through 5-1612, if the person demonstrates that enforcement would result in
unwarranted hardship to the person.
(B) Required information. An applicant for a modification shall:
(1) Describe the special conditions peculiar to the property that would cause the unwarranted hardship;
(2) Describe how enforcement of these rules will deprive the landowner of rights commonly enjoyed by
others in similar areas;
(3) Verify that the granting of the modification will not confer on the landowner a special privilege that
would be denied to other applicants;
(4) Verify that the modification request is not based on conditions or circumstances that are the result of
actions by the applicant;
(5) Verify that the request does not arise from a condition relating to land or building use, either permitted
or nonconforming, on a neighboring property; and
(6) Verify that the granting of a modification will not adversely affect water quality.
(C) Modification approval. The FCPC must make a finding that the applicant has met the requirements in
subsection (B) of this section and that enforcement would cause the applicant unwarranted hardship
before the FCPC may approve any modification.
In order for the FCPC to grant a modification to allow the removal of spec imen trees, the FCPC must
also find;
1.
That reasonable efforts have been made to protect the specimen trees and that the plan cannot
reasonably be altered (in accordance with § 1-21-40 (B)(1)), and;
2.
That the Applicant meets the six criteria outlined under §1-21-21 (B).
Recommended Conditions of Approval
The Preliminary FRO plan must be approved prior to Preliminary Plan approval. A Final FRO plan must
be approved and 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
No historic resources are affected by the proposed development.
Life Safety/Emergency Access
The Applicant has worked with the Office of Life Safety to address concerns regarding emergency
vehicle access to residential units including concerns specific to the units served by private roadways
and private drives. Those issues have been resolved successfully.
Moderately Priced Dwelling Units – Chapter 1-6A
The Applicant proposes a ‘per dwelling’ payment to the County in lieu of constructing the required 71
MPDUs of an amount to be documented in the Moderately Priced Dwelling Units Payment in Lieu
Agreement for the Woodlands at Urbana. The fee shall be paid at the time of each building permit
application, with the fee being based on the then-current Affordability Gap (currently $26,500). The
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MPDU agreement must be executed prior to final approval/signature sets.
Subdivision Regulations – Chapter §1-16: This application meets the requirements of the subdivision
regulations in Chapter §1-16.
1. Article I: In General - § 1-16-12 Public Facilities


All proposed lots will access publicly- or privately-maintained roads with continuously
paved surfaces of 20 feet in width. Section 1-19-10.500.9 of the Zoning Ordinance
addresses ownership and maintenance of roads and streets in a MXD.
The majority of the site is classified W3/S3 on the Frederick County Water and
Sewerage Plan indicating improvements to, or construction of, publicly-owned
community sewerage or water systems are planned within a 3 year time period. A
smaller portion of the site is classified W4/S4 on the Frederick County Water and
Sewerage Plan indicating improvements to, or construction of, publicly-owned
community sewerage or water systems are planned within a 4 to 6 year time period.

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


Required minimum width for sidewalks is 4 feet.
minimum of 5 feet wide.



Secondary sidewalks, also 5 feet in width, are provided at key locations to provide
access to front entrances of homes fronting on larger open spaces or ESD stormwater
areas.

All sidewalks provided are a

3. Article VI: Design Standards and Requirements
§ 1-16-217. Land Requirements:
 The designated land use categories in the Comprehensive Plan for the site of the
MXD include Office Research Industrial (ORI), Natural Resource (NR), and Limited
Industrial (LI). These designations permit for a residential density range of 6 to 20
dwellings per acre on public water and sewer. The proposed development is within a
Community Growth Area and is for a residential community on public water and sewer
with a gross density of approximately 2.8 dwelling units per acre. The net density of
the MXD is 6.9 dwelling units per acre falling squarely within the Medium Density
range of 6-12 dwellings per acre established in the Zoning Ordinance. Although a
small portion of the project contains land designated ‘Natural Resource’, the Zoning
Ordinance allows for this area to be included in an MXD project provided that no
construction (buildings, streets, etc.) occur within this area, pursuant to Section 11910.500.9(B)(2).


The existing topography and natural features are the basis for the overall delineation
of the MXD, 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. Most blocks are between 600 and 800
feet in length. Most of the larger blocks utilize various design techniques to minimize
the impact of longer developed segments between streets. Adequate pedestrian
walkways – sidewalks and trails - are provided.
§ 1-16-219. Lot Size and Shape:
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In the MXD, the lot dimensions, setbacks and height limitations for structures are to be
determined by the Planning Commission at site development plan review.

§ 1-16-235. Right-Of-Way and Paved Surface Widths:
 Public streets proposed for this development will meet all specifications in accordance
with the Frederick County Design Manual.
 Proposed paved surface width for new private streets is deemed adequate.
4. 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.
Findings/Conclusions
Based upon the review and analysis as provided above, Staff finds that the proposed application meets
or will meet the Site Plan review criteria as set forth in §1-19-3.300.4 including items related to site
development, transportation, parking, public utilities, natural features, and common areas . Staff will
continue to work with the Applicant as the project moves through the remainder of the development
process to address all outstanding items as discussed in this Staff Report. However, any approval of this
application should include conditions related to:
- Continuing to work with staff to identify additional distributed areas that would accommodate
overflow parking if they are feasible.
- Applicant shall illustrate the Natural Resource (NR) land use designation on Sheets SP-6, SP-7,
and SP-8 to ensure compliance with Section 1-1910.500.9(B)(2).
.

Summary of Agency Comments
Other
Agency
or
Ordinance Requirements
Development Review
Engineering (DRE):
Development Review
Planning:
State Highway
Administration (SHA):
Div. of Utilities and Solid
Waste Mngt. (DUSWM):
Forest Resource (FRO)
Health Dept.
Office of Life Safety
Street Naming
DPDR Traffic Engineering
Board of Education
Historic Preservation

Comment
Conditionally Approved
Conditionally Approved - pending resolution of agency
issues
Approved
Conditionally Approved
Conditionally Approved
Approved
Approved
Approved
Approved
Incomplete
Approved
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FINDINGS
Based on the discussion in this report and with the conditions listed below, Staff finds that the application
meets and/or will meet all applicable Zoning, Subdivision, APFO and FRO requirements once the
conditions of approval have been met and requested modifications granted.
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RECOMMENDATION
Staff has no objection to conditional approval of the Woodlands at Urbana Combined Preliminary
Subdivision Plan/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 June 13, 2021). The Preliminary Subdivision Plan is valid for the
lesser of 5 years or the period of APFO approval. The APFO is valid through June 13, 2026, therefore
the Preliminary Plan will expire on June 13, 2023.
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 are granted and conditions met:
Planning Commission approval of the following modification requests from the Applicant:
1.

Approval of the requested modification of the FRO to permit the removal of twenty-one (21) nonhazardous specimen trees

2.

Approval of an Alternate Planting Design (landscaping, buffering, screening, & ‘alternate on-site
location’ for street trees) to allow fewer than the required number of street trees – 529 instead of
the required 743 - and to approve all landscaping elements on the site as proposed.

3.

Approval of a Modification Request seeking FCPC approval to provide 1,441 parking spaces
where 1,299 spaces are targeted in the Zoning Ordinance.

Staff-proposed conditions of approval:
1.

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

2.

The Preliminary FRO plan must be approved prior to Preliminary Plan approval. A Final FRO plan
must be approved and FRO mitigation must be provided prior to applying for grading permits,
building permits, or lot recordation, whichever is applied for first.

3.

Work with staff to identify additional distributed areas within the development that would
accommodate overflow parking where feasible.

4.

Applicant shall illustrate the Natural Resource (NR) land use designation on Sheets SP-6, SP-7,
and SP-8 to ensure compliance with Section 1-1910.500.9(B)(2).

5.

Applicant shall provide a minimum of 18 bicycle racks (36 bicycle parking spaces) to serve the
multi-family condominium buildings (176 dwelling units X 1 rack = 180 racks). The racks shall be
distributed to serve each building. The Applicant may choose to provide indoor bicycle parking
within interior common areas with convenient access for cyclists or to provide bicycle parking in
concert with the integral structured parking proposed for these units.

6.

Applicant shall complete an MPDU agreement pursuant to Section 1-6A of the Frederick County
Code prior to final approval/signature sets.

7.

Reduce light pole height to 14 feet and replace with a style that directs lighting downward onto
the site in accordance with 1-19-6.500.
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8.

Revise parking calculations on sheet 1 of the plan to account for garage spaces being calculated
at a rate of 0.5 space per each full garage space provided.

9.

Revise pedestrian plan to address direct sidewalk connections to individual homes.

PLANNING COMMISSION ACTION

MOTION TO APPROVE WITH CONDITIONS
I move that the Planning Commission APPROVE Combined Preliminary Subdivision Plan/Site
Development Plan S-1175/SP 17-11 with conditions and modifications as listed in the staff report for
the proposed Woodlands at Urbana (p/o Urbana ORC MXD), based on the findings and conclusions of
the staff report and the testimony, exhibits, and documentary evidence produced at the public meeting.
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Exhibit 2 - FRO Modification Request
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