
  

 
Planning Board Criteria 
Section 16.125(c)(5) 
 
 
(5) The Planning Board shall use the criteria specified in this paragraph to evaluate the 
initial plan submittal. 

 
(i) Access. The Planning Board shall consider whether the property has frontage 
on a non-scenic road, the impacts to environmental features, and traffic safety. 

 
a. Wherever practicable, access shall be located along a non-scenic road. 
Access along a non-scenic road is not possible. The western edge of the 
site contains a stream, floodplain, wetlands and no road; the northern 
edge is all existing residential lots with no road; the southern edge 
contains existing residential lots with no road. The eastern edge is the only 
place where the site fronts on a road (Trotter Road) 
 
b. Only to the extent vehicular access cannot be practicably located along 
a non-scenic road, access along a scenic road shall be permitted at an 
existing driveway location. 
The proposed site entrance road (Scenic Valley Court) is being placed at 
the location of one of the 4 existing driveways. 
 
c. Only to the extent vehicular access cannot be practicably located along 
a non-scenic road or at an existing driveway, additional access along a 
scenic road may be permitted. 
Not Applicable 
 
d. To the extent that any access is permitted along a scenic road, such 
access shall preserve the alignment, topography and surroundings so as 
to minimize interference with views from the road while ensuring public 
safety. 
Scenic Valley Road maintains the alignment and topography of the 
existing driveway. Public safety is endured as an intersection sight 
distance analysis has been prepared concluding that the intersection 
meets intersection and stopping sight distance. 

 
(ii) Buffers. The Planning Board shall determine whether the buffer preserves or 
enhances the visual character of the road and surrounding area, and whether 
access minimizes impacts to the buffer. After considering the site access, the 
buffer concept plan, and the visual assessment and potential impacts to the 
buffer, the Planning Board may reduce an existing non-wooded buffer to no-less 
than 75 feet if a buffer less than 100 feet wide could provide natural screening or 
if replanted as forest or wooded area. 
A 100’ vegetated buffer is being proposed along the property frontage with 
Trotter Road. This buffer shall be forested and placed in a recorded forest 
conservation easement. 

 



  

 
Existing Character and Quality of Trotter Road 
 
Trotter Road is a public road that is owned and maintained by Howard County. It is a 2-lane road 
with a double yellow striped center. There are no shoulders or sidewalks. Per the Complete 
Streets Manual, it would be classified as a Neighborhood Yield Street. The posted speed is 
30MPH. 
 
The road is narrow (existing pavement width 21’+/-) winding open section road. Views along the 
road are confined by trees and/or residential structures. The existing residential structures that 
face Trotter Road generally sit back from the road by 50 feet or more. 
 
The portion of the road along the subject property frontage is straight with unsightly overhead 
power lines that run parallel with the road on the eastern side of the road. Approximately 250 
feet north of the property, there is an existing round-a-bout at the intersection with South Wind 
Circle. 
 
The scenic character of the road in the proximity of the site is created primarily by existing trees 
and berm along the eastern portion of the road and by trees and setback residential structures on 
the west side. There are 4 residential driveways along the frontage that provide access to the 
existing residences. 
 
Residential development along the rest of Trotter Road is frequent and interspersed with forests 
and stream valleys. Most residential structures are buffered from the road by trees. 
 
 
Guidelines for Development of Land Abutting a Scenic Road 
Section 16.125(b) 
 
(1) - General 
 
i) The proposed cluster lots and houses shall be located a minimum of 100 feet from the 
proposed right of way of Trotter Road. This 100-foot buffer shall be planted to provide 
screening. 
 
ii) There are no steep slopes, forests, streams, or wetlands within the 100’ buffer along the scenic 
road frontage. 
 
There are 7 specimen trees (trees 30” in diameter or greater) located within the 100 foot buffer. 4 
of these specimen trees are to remain. 3 need to be removed as they are in the location of the 
proposed road which is in the location of the existing driveway. Alternative Compliance, WP-25-
068, for their removal was approved on July 23, 2025. 
 
There are 4 trees that measure 24” to 29.9”. Of those, 2 shall be removed and 2 shall remain. 
 
There are 20 trees that measure 12” to 23.9” within the 100-foot buffer. Of those, 10 are 
proposed to be removed and 10 are to remain. 
 



  

iii) The existing slope along the scenic road and within the 100’ buffer is to be maintained. The 
grade gently slopes away from the road and into the project site. Most of the proposed 
disturbance is a result of the removal of the existing houses, wells and driveways and 
construction of the new public road Scenic Valley Court. It is not a result of grading that would 
alter the existing slope. 
 
iv) The proposed houses have been oriented so that the rear of the homes do NOT face Trotter 
Road. The sides of the houses shall be parallel with Trotter Road. 
 
v) There are no drainage structures, stormwater management facilities or fences within the 100’ 
buffer. There are no proposed Trotter Road frontage improvements. There will be no widening, 
curb and gutter, or sidewalk all of which would not be harmonious with the character of Trotter 
Road. A fee-in-lieu was paid for the frontage improvements which will add funds to capital 
projects for road improvements in other locations of the County. 
 
vi) There are no parking lots, loading areas, or storage areas proposed along the scenic road. It 
should be noted that this development will condense 4 existing driveways and their access points 
along Trotter Road down to 1 access point (Scenic Valley Court). There will be 2nd access from 
Trotter Road that will be grassed and whose sole and only purpose is for access to a stormwater 
management facility located beyond the 100’ buffer. This will only be utilized twice a year for 
maintenance and is located where an existing unpaved driveway currently resides.  
 
vii) Native species of trees shall be utilized for the perimeter plantings and forest conservation 
plantings including red maples, flowering dogwoods, tulip poplars, red and white oaks amongst 
others. 
 
viii) This project is not located in the RC or RR zoning district. 
 
(2) – Forested or Wooded Areas. 
 
Not applicable. This project is not located outside the planned service area. 
 
(3) – Areas with Open Views 
 
i) The subject property is not considered an “open view” in so much as that it is not 
located in the west with open cropland or vast fields. While not “wooded”, it does 
contain some scattered trees, lawn, and existing residential houses and which face the 
road. The trees and houses obstruct anything considered an “open view”. 
 
ii) The proposed houses shall be located behind proposed forested land. 
 
iii) The site does not contain and foreground meadow, pasture, or cropland. 
 
iv) Structures have not been placed on tops of prominent ridges. 
 
v) Landscaping and forest conservation have been utilized to buffer the development 
from the scenic road. 
 
 



  

 
(4) – Administrative Waivers 
 
i) The Developer is not seeking an administrative waiver from the scenic road 
requirements. 
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