
 
        

TECHNICAL STAFF REPORT 
  
 Planning Board Quasi-Judicial Public Hearing of June 3, 2021 

 

Case No./Petitioner: PB Case No. 452 / Clarksville NL, LLC 
 
Project Name: Clarksville Crossing, SP-20-001 

Phase 2, Lots 5-12, Non-Buildable Preservation Parcels A and B 
 
DPZ Planner: Brenda Luber, (410) 313-4343, BLuber@howardcountymd.gov  
 
Request: For Planning Board approval of a Preliminary Equivalent Sketch Plan (SP-20-

001) for a 23.85-acre resubdivision that creates eight buildable lots, and two non-
buildable preservation parcels and associated site improvements. The property is 
zoned “RR-DEO” (Rural Residential – Density Exchange Option) and is in the 
Tier III Growth Area; therefore, it is subject to Maryland Senate Bill 236, The 
Sustainable Growth and Agricultural Preservation Act of 2012. The sole Planning 
Board review and approval criterion is based on the “potential environmental 
issues or a natural resources inventory related to the proposed major residential 
subdivision”. 

 
Location: The property is located on the west side of Maryland Route 108 and east side of 

Prestwick Drive. The property may be found on Tax Map 34, Grid 23, Parcel 301, 
Lot 3, in the Fifth Election District of Howard County, Maryland. 
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Vicinal Properties:  Surrounding properties are zoned RR-DEO and designated Tier III.  

  
North – Improved residential parcels – Parcels 319, Lots 10 and 16 of the 
Greene Fields subdivision. 

 East – Across existing Maryland Route 108 are improved residential lots – 
Parcels 218 and Lot 1 of the Swann Property subdivision. 

 South – Improved residential parcels – Parcels 190, 80 and Lots 4, 6 and 7 of the 
Koandah Garden Estates subdivision and Lot 71 of the Highland Lake 
subdivision. 

  West – Improved residential Lots 16, 18 and 19 of the Greene Fields subdivision. 
 

Legal Notice: The legal notice was published in The Howard County Times and The Baltimore 
Sun 30  days prior to the hearing.  The property was properly posted and verified 
by DPZ. 

 
Regulatory Compliance: The project must comply with the Amended Fifth Edition of the Subdivision and 

Land Development Regulations, the Zoning Regulations (effective October 6, 
2013) and Zoning Map, the Howard County Design Manual, the Adequate Public 
Facilities Ordinance, the Forest Conservation Manual, and the Landscape 
Manual. 

History: 
 ECP-13-077, Environmental Concept Plan – Approved on November 15, 

2013. 

 F-18-081, Phase 1 – Recorded on August 19, 2019 creating 4 residential 
lots. 

 WP-18-099 (Phase 1) - Approved on June 13, 2018 for the removal of 12 
specimen trees and for environmental disturbances for the proposed shared 
driveway to serve the lots that access Maryland Route 108. 

 WP-20-016 (Phase 2) - Approved on September 17, 2020 for the removal of 
13 of the 104 specimen trees on-site and on September 15, 2020 to allow 
Lots 7-12 to share an access easement instead of providing road frontage for 
Phase 2. 

 

Analysis: Site Improvements – Lots 1-4 were created as part of Phase 1 (F-18-081) and 
are existing recorded lots. Because Phase 1 was a minor subdivision, approval 
by the Planning Board was not required.  Under Phase 2, recorded Lot 3 is being 
resubdivided into a major subdivision to create Lots 5-12 and Non-Buildable 
Preservation Parcels A and B. Lot 5, Lot 6, and Non-Buildable Preservation 
Parcel A will be accessed by the shared driveway to MD Route 108 constructed 
under Phase 1. Lots 7-12 and Non-Buildable Preservation Parcel B will be 
accessed by a proposed shared driveway from Prestwick Drive. Non-Buildable 
Preservation B bisects the property and will contain forest conservation 
easements, stream, wetlands and their buffers. Non-Buildable Preservation 
Parcel A is located along the frontage of MD Route 108 and will contain forest 
conservation easements, stream, wetlands, their buffers and 100-year floodplain. 
To protect these environmental features, two shared driveways are being 
provided. 
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Setbacks – The development complies with the “RR” zoning setback 
requirements. 

Storm Water Management – The development complies with the Stormwater 
Management Act of 2007 by providing Environmental Site Design (ESD) to the 
maximum extent practicable (MEP).  SWM will include non-rooftop disconnects, 
drywells and micro bio-retention facilities, in accordance with the MDE 
Stormwater Design Manual. 

Environmental Considerations – The forest conservation easements, 100-year 
floodplain, stream, wetlands and their buffers will be contained within the non-
buildable preservation parcels. 

Landscaping - Landscaping complies with the Howard County Landscape 
Manual and Design Criteria. 

Forest Conservation - The forest conservation obligation was satisfied under 
Phase 1 with 3.65 acres of on-site retention, 5.30 acres of on-site planting, and 
0.3 acres at a forest mitigation bank.  The on-site forest conservation easements 
will be contained within the Non-Buildable Preservation Parcels. 

Adequate Public Facilities – Allocations in the Rural West Allocation Area are 
currently available but will not be finalized until the project has been approved by 
the Planning Board and the Decision and Order has been executed. This plan 
complies with acceptable levels of service established by Adequate Road 
Facilities requirements.  The APFO traffic study for this project was approved as 
part of SP-20-001.   

Development Criteria – This plan complies with the Howard County Subdivision 
and Land Development Regulations and the October 6, 2013, Howard County 
Zoning Ordinance. 

 

Planning Board Criteria: In its review of the residential major subdivision within Growth Tier III, the 
Planning Board must consider the following:  

 

1. The cost of providing local governmental services to the residential major 
subdivision unless a local jurisdiction’s Adequate Public Facilities Ordinance 
already requires a review of government services. 

Howard County has an Adequate Public Facilities ordinance; therefore, this requirement 
has been met. 

2. The potential environmental issues or a natural resources inventory related to the 
proposed residential major subdivision. 

There does not appear to be potential environmental issues or impacts to the on-site 
intermittent stream, stream bank buffer, wetlands, wetland buffer, and floodplain 
(collectively, the environmental features), since they are contained within Non-Buildable 
Preservation Parcels A and B. The proposed residential major subdivision does not 
encroach into or modify these identified natural resources.  

Forest Conservation for this major subdivision was satisfied under the Phase I which 
included 3.65 acres of on-site retention, 5.30 acres of on-site planting, and 0.3 acres at a 
forest mitigation bank.  The Forest Conservation easements are located to include the 
stream bank and wetland buffers, floodplain and steep slopes which are identified as 
priority forest retention areas in the regulations.  Of the 104 specimen trees on this site, 
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22 specimen trees were requested for removal in order to accommodate this major 
subdivision. Alternative compliance to the regulations was granted to approve removal of 
13 specimen trees by the Director of Planning and Zoning, Director of Recreation and 
Parks, and Administrator of the Office of Community Sustainability after requiring the 
design be modified to minimize tree removal. Approval was based upon the Director’s 
finding that there would be an unwarranted hardship if those trees were to remain.  As 
mitigation, the development will plant 26 trees, each with a 3-inch DBH as mitigation to 
specifically replace those trees lost.   

 
 

                                                                      _________________________________ ___________ 
Amy Gowan, Director               Date 
Department of Planning and Zoning 
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CLARKSVILLE CROSSING, PHASE 2
A RESUBDIVISION OF CLARKSVILLE CROSSING LOT 3 (PLAT #25135-25137)

TO CREATE BUILDABLE LOTS 5-12, AND
NON-BUILDABLE PRESERVATION PARCELS 'A' & 'B'
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