
 
ITEM B 
 
 
 
 

PLANNING AND ZONING COMMISION 
March 12, 2020 

 
TITLE:   Stonegate, Section IV 
 
REQUEST:  Final Plat F-18-0078 Approval 

The Applicant is requesting Record Plat approval to create 41 new single-
family detached residential lots identified as lots 98-106, 128, 138-140, 
148-155 and 194-213 in Section IV of the Stonegate development.  

 
PROJECT INFORMATION: 
LOCATION:  South of Old Westminster Pike in the new Stonegate Community 
ZONE:   R-10,000 Residential and R-20,000 Residential 
 
APPLICANT/REPRESENTATIVES:  
APPLICANT:  Naganwest, LLC 
OWNER:  (same as above) 
ENGINEER:     Carroll Land Services, Inc. (CLSI) 
ARCHITECT:  N/A 
ATTORNEY:  N/A 
 
STAFF:  Andrew R. Gray, Comprehensive Planner 
  Mark A. Depo, Director of Community Planning and Development 
 
RECOMMENDATION: Conditional Approval 
 
ATTACHMENTS:  
1. Proposed Plat for Section IV 
2. Letter Regarding the Differences between the Revised Preliminary Plan and Final Plat  
 

STAFF REPORT 
 

Article XXIV of the Westminster City Code requires the Planning and Zoning Commission to 
review all proposed subdivisions and re-subdivisions in the City of Westminster. 
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GENERAL INFORMATION: 
 
Naganwest, LLC, represented by Carroll Land Services, Inc. (CLSI), has applied for review of the 
proposed plat for Stonegate Section IV. The subject properties are located south of Old 
Westminster Pike in the new Stonegate Community. The purpose of the plat is to create 41 new 
single-family detached residential lots identified as lots 98-106, 128, 138-140, 148-155 and 194-
213 and applicable easements and roadways.  
 
The total area of the 41 lots is 12.7427 acres. Out of the 41 proposed lots, 30 are zoned R-10,000 
Residential. Lots 128, 140, 139, 148, and 149 are zoned both R-10,000 and R-20,000 Residential. 
Lots 150-154 are zoned R-20,000 Residential. 
 
Even though this plat contains 41 new single-family lots, it is noted on the plat, under general 
note number 17, that no more than 40 building permits for dwelling units will be issued during 
any calendar year…, which is consistent with Zoning Ordinance Section 164-199 F. 
 
VICINITY MAP: 
 

 
 
 
 

 
 
  

= Site  
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FINAL PLAT REVIEW COMMENTS: 
 
The proposed plat complies with the Revised Preliminary Plan for the Naganna Property 
approved by the Planning and Zoning Commission in April 2015. Community Planning and 
Development (CP&D) staff did identify a couple minor inconsistencies in the planned lots sizes of 
the Naganna Property Revised Preliminary Plan, and the proposed lot sizes for Stonegate Section 
IV. As requested by CP&D staff, the Applicant did provide information explaining and comparing 
these inconsistencies, which has addressed staff concerns.  CP&D staff has no objection to the 
minor inconsistencies in the planned vs final lot sizes.   
 
Pursuant to the City staff report dated July 5, 2019, “please note there is a pending matter 
regarding Redwood Drive and its connection to Woodside Drive. A revised set of construction 
plans will return to the Commission addressing this matter before any additional lots in Stonegate 
are approved beyond Section III.” It was brought to the City and County’s attention that there is 
an ownership issue with the future connection of Redwood Drive to existing Woodside Drive 
related to the parcel in unincorporated Carroll County where this connection would be located. 
City Administrator, Barbara Matthews, Deputy Director of Public Works, John Dick, and 
Comprehensive Planner Andrew Gray, met with the Developer and County Staff on this issue.  
 
Subsequent to this meeting, CP&D staff reached out to the Westminster Police Department and 
the Westminster Volunteer Fire Department as to whether the lack of connection of Redwood 
Drive to Woodside Drive would be an issue.  The Westminster Police Department and 
Westminster Volunteer Fire Department responded that there are no apparent issues with 
removing the connection of Redwood Drive to Woodside Drive. However, the Westminster 
Volunteer Fire Department mentioned that it would be convenient to have such a connection.  
At this time, according to the Construction Plans for Stonegate Sections III-VI, a temporary 
barricade will be placed at the end of Redwood Drive. Currently, Redwood Drive is planned to 
extend to the boundary of the Stonegate development which is also the Westminster Corporate 
Boundary. In the future, if it is determined that this future connection is to be made, it will be 
built by whomever desires to make this future connection.   
 
Water 
 
Pursuant to the City of Westminster Water and Sewer Allocations Policy 2018-2024, Master 
Distribution Chart, the Stonegate project is allocated water for 225 single-family dwelling units 
in the one-time category.  
 
Landscape Manual  
 
The City Landscape Manual requirements were addressed during the review of the Construction 
Plans for Stonegate Sections III-VI, approved by the Planning and Zoning Commission at their July 
11, 2019 meeting (F-18-0070). Therefore, no review of the Landscape Manual was performed by 
CP&D staff regarding this plat.  
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Development Design Preference Manual 
 
The applicable Development Design Preferences Manual (DDP) requirements were addressed 
during the review of the Construction Plans for Stonegate Sections III – VI, approved by the 
Planning and Zoning Commission at their July 11, 2019 meeting (F-18-0070). Therefore, no review 
of the DDP was performed by CP&D staff regarding this plat. Pursuant to Section XX Final Plats 
G., of the Planning and Zoning Commission (PZC) Rules and Regulations, “the PZC will utilize the 
current version of the Development Design Preferences (DDP) in its review of plats. Except as 
explicitly stated in a motion, the PZC recognizes implicitly that a motion for approval affirms the 
required compliance.” 
 
PROCESS: 
 
Per the City’s review process, the plat was reviewed by the appropriate City, County, and State 
agencies and was determined ready to present to the Planning and Zoning Commission. Plans 
were reviewed for compliance with City, County, and State requirements, including, setbacks, 
grading, utilities, stormwater management, site traffic and drainage by Carroll County. The City 
reviewed this project for compliance with applicable zoning requirements.  
 
After review and approval by the Planning and Zoning Commission, the signed plat would be 
recorded in Carroll County’s land records. 
 
Please note that the time for an interested party to file an action for judicial review, as 
permitted by law, pursuant to Title 7 of the Maryland Rules of Procedure, shall run from the 
date on which the Commission conducts a vote constituting an action upon a matter pending 
before it. Upon Commission approval, the Commission Chair may sign an approved plat after 
the thirty-day appeal period 
 
RECOMMENDATION: 
 
Staff recommends that the Commission consider approval of the proposed Final Plat F-18-0078 
for Stonegate Section IV with the following condition: 
 

1. Provide a Temporary Type “T” Turnaround per the Standard Roadway Construction 
Details to be located on the property at the terminus of Redwood Drive and update the 
Construction Plan for Stonegate Sections III-VI, accordingly, and any temporary barricade 
will need to be located on the property within the Redwood Drive right-of-way.  
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439 East Main Street, Westminster, MD 21157-5539 

v. 410.848.1790 ~ f. 410.848.1791 

 

 

March 3, 2020 

 

City of Westminster 

56 West Main Street 

Westminster, MD 21157 

 

Attn: Mr. Andrew Gray, Comprehensive Planner 

 

RE: Stonegate- Section IV 

 CLSI Job No.: 94083V 

 

Dear Mr. Gray, 

 

Per your request, we compared the submitted Final Plat for Stonegate Section IV with the 

approved Preliminary Plan for the project.  According to the City of Westminster Code §164-3, 

“a Preliminary Plan shall be a master drawing of the subdivision prepared for the overall 

planning of the property desired to be subdivided.  The Final Plat is a drawing of the subdivision 

showing lots, streets, and other information which may be required in this chapter, which is 

desired to be made an official record in the Office of the Clerk of the Circuit Court.”  Therefore, 

when a project is at the Preliminary Plan phase the actual surveyed property boundary is not 

completed.  Once the Preliminary Plan (the planning document) is approved, mathematical 

computations and extensive field and office calculations are performed for the project which 

adhere to the preliminary plan as closely as possible, however the exact square footages of the 

lots may vary between the planning document and the Final Plat. 

 

In most cases the differences in lot area between the Preliminary Plan and that Final Plat are 2 

sq.ft. ±.  The main area of differences beyond 2 sq.ft. ± is due to meeting the lot width 

requirements. The approved Preliminary Plan had several lots where the lot width needed to be 

adjusted to meet the current interpretation of the City Code. This caused a domino effect of 

changes in lot area for lots 196-198, 202-204, 206-212. 

 
Lot 

Number 

Preliminary 

Plan (sq.ft.) 

Plat  

(sq.ft.) 

Difference 

(sq.ft.) 

196 11,813 14,645 +2,832 

197 19,148 18,448 -700 

198 23,432 21,301 -2,131 

202 12,834 12,332 -502 

203 14,529 14,980 +451 

204 20,993 20,543 -450 



 
439 East Main Street, Westminster, MD 21157-5539 

v. 410.848.1790 ~ f. 410.848.1791 

Lot 

Number 

Preliminary 

Plan (sq.ft.) 

Plat  

(sq.ft.) 

Difference 

(sq.ft.) 

206 15,767 14,244 -1,523 

207 12,339 12,380 +41 

208 12,291 12,040 -251 

209 13,449 15,181 +1,732 

210 14,328 15,934 +1,606 

211 12,617 12,715 +98 

212 18,400 16,692 -1,708 

 

In the review of the Plat parcels we noted the following adjustments: 

Plat 

Parcel 

Preliminary 

Parcel 

Preliminary 

Plan (acs.) 
Plat  

(acs.) 
Difference 

(acs.) 
Reason for Difference 

W L 0.1584 0.1596 -0.0012 Adjustment to the dedication area 

based as a result of a boundary 

survey. X C 0.7191 0.7243 +0.0052 

Y/Z D 0.9850 0.8829 -0.1021 
Revised to work with SWM 

facilities 

 

Please note that the parcels were adjusted from the Preliminary Plan to actual mathematical 

computed survey parcels/boundary and geometry for the construction of the road improvements 

and stormwater management facilities. 

 

We believe the Final Plat adheres to the approved Preliminary Plan.  Should you have any 

questions, or need any further clarification, please do not hesitate to contact us. 

 

Sincerely, 

 

 

 

Brian E. Wagner, P.E. 

Senior Associate 

 

Cc: File 
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