LAND USE PETITION IN THE BOWIE PLANNING AREA

Md.-National Capital Park and Planning Commission ID: Preliminary Subdivision Plan #4-07055
Melford Phase I, Pods 1,5, 6 and 7

Bowie Advisory Planning Board # 08-06 Date: March 12, 2008

INTRODUCTORY NOTE: The proposed application is a request for approval:

(a) of a zoning type case involving the specific use of land;

(b) of a conceptual site plan;

(c) to subdivide property into building lots and obtain adequate public facilities approval;
(d) of a site plan for building and parking design, landscaping, architecture, etc.

under the development regulations of Prince George’s County. The application has been referred to the City for
our review and recommendation. The position of the Bowie Advisory Planning Board in this matter is advisory to
the City Council. The City Council will also conduct a public hearing on this application and their vote will
become the final City recommendation. Persons wishing to participate in these hearings must submit written
testimony or sign up to speak at each public hearing. Each person wishing to speak at the City’s hearings will be
given up to three (3) minutes. To participate in the County’s hearings, you must make a separate, written request
to become a person of record.

GENERAL DATA:

Nature of Petition: Preliminary Subdivision Plan

Petitioner: St. John Properties, Inc.

Represented by: Ms. Megan Bramble, Esq.

Location of Petitioned Property: Northeast quadrant of U.S. 50 and MD Route 3
Proposed use of Petitioned Property: Office, warehouse and retail

Size/Zone of Petitioned Property: 176.17 acres/zoned M-X-T (Mixed Use Transportation Oriented)
Date of hearing before BAPB: Tuesday, March 11, 2008 at 7:00 p.m.

Date of hearing before City Council: Monday, March 17, 2008 at 8:00 p.m.

Date of hearing before County Planning Board: to be determined

10 Date of hearing before Hearing Examiner: N/A

11. Date of hearing before District Council: ---

CoONOIORLN S

NOTICES/LEGALS DATE Number of Mailing/Signs
Notice sent to Adj. Properties: 2/26/08 72

Notice sent to Parties of Record n/a

Date Signs Posted: 2/26/08 1

Date Legal Sent: NA

Date Legal Appeared: NA

RECOMMENDATIONS:

12. Department of Planning & Economic Development Recommendation:

The Department of Planning & Economic Development staff recommends APPROVAL of Preliminary
Subdivision Plan #4-07055 with conditions as stated in the staff report.

13. Bowie Advisory Planning Board Recommendation:

The BAPB recommends APPROVAL of Preliminary Subdivision Plan #4-07055 with conditions as stated in the
staff report.



City of Bowie

2614 Kenhill Drive
Bowie, Maryland 20715

MEMORANDUM

TO: City Council

FROM: Mr. Toussaint Gaskins, Chairman
Bowie Advisory Planning Board

SUBJECT: Preliminary Subdivision Plan #4-07055
Melford Phase II, Pods 1, 5, 6 and 7

DATE: March 12, 2008

The Bowie Advisory Planning Board (BAPB) met on Tuesday, March 11, 2008, to
review an application for a Preliminary Subdivision Plan (#4-07055). The applicant, St. John
Properties, Inc., is proposing to subdivide two (2) existing parcels into 29 parcels with varying lot
sizes. The property is zoned M-X-T (Mixed-Use-Transportation Oriented) and is located in the
northeast quadrant of U.S. 50 and MD Route 3.

Staff Presentation

Senior Planner Elizabeth Chaisson gave a brief powerpoint of the project noting the
background and history of the project. She stated that the recently approved Conceptual Site Plan
(CSP #06002) for the entire Melford project (formerly Maryland Science and Technology Center)
regulates development of Phase 11 of the project while the previously approved Comprehensive
Design Plan (CDP #8601) for the project regulated development of Phase I of the project. Ms.
Chaisson noted that the preliminary plan may be approved by the County Planning Board if
adequate public facilities, including roads, exist or are programmed for the area. She also stated
that maximum vehicle trip caps for the roads had been established for the entire Melford project
via CSP #06002 and via Preliminary Plan #4-98706 for Phase I. Ms. Chaisson referred the
BAPB to a new table that listed all of the built and approved development in Phase [ of the
project and the vehicle trip caps that have been assigned to each building based on the square
footage and use of the building (see Attachment #4 of the staff report). She noted that there was
some discrepancy in the numbers because staff finds that one of the buildings has less built square
footage than another building, which has more. In addition, in discussions with the M-NCPPC
Transportation Division, it was not clear whether the vehicle trips from the pre-1998 Census and
IDA buildings were included in the maximum amount of vehicle trips allowed for the site in
accordance with CSP #06002. Because of these two (2) issues, staff and the applicant had agreed
to new language for recommended Condition #3 limiting the total amount of development to 455
AM and 876 PM peak hour vehicle trips instead of a square footage cap until this issue could be
further clarified by M-NCPPC. Ms. Chaisson reviewed the other recommended conditions in the
report noting that the applicant had agreed to all of the other conditions in the report as written.
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Applicant Presentation

Ms. Megan Bramble, attorney for the applicant, gave a brief presentation noting that the
applicant agreed with all of staff’s recommended conditions for the project including amended
Condition #3 as explained by staff.

Citizen Participation

Mr. David Zehner of 9343 Dubarry Avenue in Lanham, spoke in support of the project.
He stated that he and his father would like access to their landlocked property on the north side of
U.S. 50 so they could farm it again. He noted that the property had been fenced off and they were
no longer able to access it even though they paid taxes on it. Mr. Ronald Skotz, BAPB member,
commented that he thought the State Highway Administration (SHA) compensated the Zehner
family for the loss of use of the property when they widened U.S. 50.

Mr. Eugene Zehner of 9343 Dubarry Avenue, spoke in support of the project. He
reiterated the need to access the farm property.

Mr. Boyd Campbell of 16211 Cambridge Court, spoke in support of the project. He
agreed that there should be better buffers around the Melford historic house. Mr. Campbell also
suggested that there be a separate bike lane on Melford Boulevard in addition to the “Share the
Road” with a bike signs.

Mr. Bruce Pletsch of 16520 Abbey Drive, representing Sherwood Manor Civic
Association, spoke in opposition to the project. He questioned the small size of the proposed 29
lots on the site noting that they were small for commercial development. Mr. Pletsch also noted
that the plan does not leave any room for a future trumpet interchange to U.S. 50. The only
access to the site is via Melford Boulevard.

Questions by BAPB Members:

e Mr. James Golato asked if anyone had looked at the traffic impacts on Belair Drive.
Ms. Chaisson responded that a study had not been done on Belair Drive beyond the
ramps to and from MD Route 3.

e Mr. Golato also wanted to know what the difference was between flex space and
warehouse uses. Ms. Chaisson explained that flex spaces were primarily office space
with accessory warehouse space. Warehouse space with no office space associated with
it is not allowed in the M-X-T zone.

e Mr. Ray Loftin inquired about the agreed upon improvements that would supply
water to the site. He wanted to know how we determine whether there is enough
water available in the ground to supply the site. Ms Chaisson explained that even
though the improvements would allow up to one (1) million gallons per day to be drawn
from the city ground water supply, the applicant would only draw approximately 400,000
gallons of water per day from the city’s supply. Planning Director Joseph Meinert stated
that the supply of groundwater is regulated by the Maryland Department of the
Environment (MDE) who issues groundwater well permits. Mr. Ramon Benitez, the
applicant, noted a groundwater study was required prior to the issuance of any permits
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from MDE. He also stated that the City will benefit because the improvements that the
applicant agreed to make will supply 600,000 gallons per day more water than the
applicant plans to use.

e Ms. Chris Hedman asked about future improvements to Green Branch Recreational
Park and drainage plans for the site. There was a discussion about the location of the
park and scheduled improvements. Ms. Chaisson explained that Phase I of the project
drained to the existing lower and upper ponds on the site and that Phase Il of the project
would drain towards the Patuxent River.

e Chairman Toussaint Gaskins wanted to know how vehicle trip caps were calculated.
Ms. Chaisson explained that the traffic impact analysis conducted by traffic engineers
was based on the existing square footage of development at Melford and the number of
vehicles or amount of traffic generated by that development at peak hours of the day.
Based on that count, there is a projection of how much more square footage can be added
to the development before the road becomes congested.

e Mr. Jarnot Troyer asked why the developer wanted to reduce the width of the right-
of-way from 70 feet to 56 or 48 feet and whether that would curb the ability to
widen roads in the future for additional commercial traffic. Mr. Benitez explained
that the applicant preferred to build as narrow a road as possible to reduce the amount of
impervious surface area. He stated that the engineers would determine the necessary
right-of-way for the development.

e Ms. Hedman wanted to know whether trucks could safely maneuver narrow roads
and whether they would be open or closed section roads. Mr. Benitez stated that 438
to 56 feet should be adequate and that all of the roads would be closed section, with curb
and gutter.

e Mr. Jarnot Troyer asked for an update on the progress of the traffic circle at
Melford Boulevard and Science Drive. Mr. Benitez stated that permits were approved
and bonds were posted but construction was delayed by the winter months. The circle
should be completed by the end of spring 2008.

BAPB Motion:

Ms. Deidre Trass made a motion to approve the staff recommendation of APPROVAL of
Preliminary Subdivision Plan #4-07055 with the conditions as amended by staff. Mr. Ray Loftin
seconded the motion and it passed 5-2 (Troyer and Golato opposed).



City of Bowie

2614 Kenhill Drive
Bowie, Maryland 20715

MEMORANDUM

TO: City Council

FROM: David Deutsch /| (\
City Manager

SUBJECT: Melford Phase 11, Pods 1, 5, 6 and 7
Preliminary Plan #4-07055

DATE: March 12, 2008

I. General Information

Applicant: St. John Properties, Inc.

Status of Applicant: Owner

Project Name: Melford Phase Il Preliminary Plan

Location: Northeast quadrant of U.S. 50 and MD Route 3 (see Attachment #1).
Acreage/Zoning: 176.17 gross acres/ M-X-T (Mixed Use Transportation Oriented)

Existing Land Use: Natural woodlands, tributaries, graded fields, historic buildings and
scattered farm buildings.

Proposed Land Use: 29 parcels for office, warehouse and retail.

Adjacent Land Uses/Zoning: North: The Masonry Institute and Patuxent River Park, zoned
M-X-T and R-O-S (Reserved Open Space).
South: Natural woodland and US 50, zoned R-A.
East: Future park land adjacent to the Patuxent River, zoned
R-O-S.
West: M-X-T/Upper Pond and Office, Research and
Development Buildings on Block 4 (see Attachment #2).

Countywide Green Infrastructure Plan: The eastern portion of the site is located in the
Countywide Green Infrastructure Network (see Attachment #3).

Master Plan: The 2006 Bowie and Vicinity Master Plan identifies the area as part of the
Developing Tier with the land adjacent to the Patuxent River being part of the Rural Tier.
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Sectional Map Amendment: The 2006 Bowie and Vicinity Sectional Map Amendment rezoned
the property from the E-I-A zone to the M-X-T zone.

Fire: Bowie Fire Company #43, at 16408 Pointer Ridge Drive: Staff notes that this site is
beyond the 3.25-minute travel time guideline for fire engine service.

Paramedic: Bowie Fire Company #43, at 16408 Pointer Ridge Drive: Staff notes that this plan
is within the 7.25-minute travel time guideline for paramedic service.

Ladder Truck: Glenn Dale Fire Company #18, at 11900 Glenn Dale Boulevard: Staff notes
that this plan is beyond the 4.25-minute travel time guideline for ladder truck service.

Park & Recreational Facilities: There are Master Plan trails through this property and land
along the Patuxent River will be conveyed to M-NCPPC as part of the park facility/trails
requirement. Melford Boulevard has been designated as a Master Plan bikeway and the loop in
the Melford development has previously been used for bike races.

Police: Bowie, District II: According to Park and Planning’s Historic Preservation and Public
Facilities Planning Section, the planning guidelines for police facilities are 141 square feet per
1,000 County residents. The latest population estimate is 825,520 requiring 116,398 square feet
of facility space, which is within the existing 267,660 square feet currently provided.

Road Facilities: Robert Crain Highway (MD Route 3) is a four-lane State road and John Hanson
Highway (U.S. 50/301) is a six to eight-lane Federal highway. New interchanges were built at
Routes 50/301 and Route 3/Belair Drive to support up to 1.95 million square feet of the Melford
Phase 1 development. These interchanges can accommodate additional development up to 455
AM and 876 PM peak-hour vehicle trips in Phase II of the project on the condition that the MD
Route 450 and MD Route 3 intersection is improved and that the U.S. 301 and Governor Bridge
Road/Harbour Way intersection is improved.

Water and Sewer Category: S-3, W-3 planned public provisions by the City. The City’s
engineers have determined that there is sufficient plant capacity at both the water and sewer
treatment plants to accommodate all of the development approved in the Comprehensive Design
Plan (CDP) for Phase I. As planned, the City will ultimately provide water service (up to one (1)
million gallons of water per day) to the property while Washington Suburban Sanitary
Commission (WSSC) will ultimately be responsible for sewer service. Several sewer service
projects planned to serve the property are currently programmed in the WSSC Capital
Improvement Projects (CIP).

II. Background/Proposal

The property was recently rezoned from the E-I-A zone to the M-X-T zone in the 2006
Bowie and Vicinity Sectional Map Amendment, and development of the property is governed by
the approved Conceptual Site Plan (CSP #06002). The M-X-T zone was placed on the property
to permit mixed uses that would result in an active, lively, pedestrian-friendly place with
streetscapes designed for workers and shoppers, set amid high-quality, attractive residential,
commercial, civic, institutional, and recreational uses. The City did not support the change from
an employment park to a mixed-use center that included residential uses. The District Council’s
final approval incorporated some of the City’s concerns and included a revised CSP for
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development of commercial hotel, retail, office, and office-warehouse (“flex”) uses in September
2007. These uses are similar to those approved in the original CDP (#8601) and are compatible
with the uses listed in the City’s Annexation Agreement and Covenants on the property.

CDP #8601 for Phase | was approved by the District Council on July 7, 1986, setting the
land uses and development intensities for the site, including a maximum of 1.95 million square
feet of development in Phase 1 and a total of up to 6.4 million square feet of high tech office and
employment uses on the overall 431+ acres. A significant amount of site infrastructure, including
a sewage pumping station, streets and storm drainage improvements was provided by the public
sector, anticipating development by the private sector.

The applicant is proposing to subdivide two (2) existing parcels into 29 parcels with
varying lot sizes (see Attachment #2). The eastern property line is bordered by the Patuxent
River buffer area, which will be conveyed to the M-NCPPC Parks Department, totaling
approximately 108 acres. Most of the County and City green infrastructure network has been
included in the area that will be conveyed to the Parks Department. The site is a mixture of open
agricultural field that has been graded and woodland, streams, wetlands, 100-year floodplains and
severe slopes. There is an historic resource, Melford House with related historic grounds,
buildings and cemetery, located at the center of the Melford development. The main access road
that loops around the site separates the historic resource from the rest of the development. There
are a total of seven (7) public City streets proposed for the site.

The subject site is within the City limits. The City’s public hearings were advertised by
one (1) sign posted at intersection of Curie Drive and Melford Boulevard and by mailing of
notices to 72 stakeholders in the area.

II1. Analysis

The proposed Preliminary Plan has been reviewed for compliance with Subtitle 24 of the
County Code (the County Subdivision regulations). A Preliminary Plan of subdivision may be
approved if the County Planning Board finds, among other requirements, that: adequate public
facilities including water, sewer, and roads exist or are programmed for the area within which
the subdivision is located; all proposed public streets are designed to the standards of the City of
Bowie; a stormwater management concept plan has been approved by the City of Bowie; the
subdivision is designed to assist in the attainment and maintenance of water quality standards;
and, historic resources have been preserved.

A. Adequate Public Facilities (APF)
1. Fire and Rescue and Medic

As of January 25, 2008, the response times for fire and ladder truck service were beyond
the recommended travel time guidelines (see second page of this report).

COMMENT: There is a proposed station at Northview Drive and Health Center
Drive that will have a pumper and ambulance and will address the response time
deficiencies to the development. The future Bowie Town Center Fire and EMS facility,
programmed in FY08 of the County’s approved Capital Improvement Program, will be
within 2.27 minutes of the Melford property. The construction of this station should begin
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in May/June 2008. In addition, automatic fire suppression sprinklers are required for each
building per the County Code. Therefore, this criterion will be met.

2. Park and Recreational Facilities

The applicant is planning to dedicate Parcel 6, which has approximately 100 acres, along
the Patuxent River to M-NCPPC as part of the subdivision process to satisfy on-site recreational
requirements. This park area includes a Master Plan Trail in the vicinity of the 100-year
floodplain on 20.55 acres (Pod 7, Block D) to be conveyed to M-NCPPC. The trail will connect
with Nash Drive, a planned public street in the subdivision. In addition, in accordance with the
approved Conceptual Site Plan (CSP #06002) condition:

#26. Recreation Facilities Conditions:

a. Prior to approval of the first final plat for the project, the
applicant shall make a monetary contribution in the amount of
$250,000 for the design and construction of the Green Branch
Athletic Complex.

COMMENT: Staff recommends that proof of payment be submitted prior to final
plat approval.

3. Police

As of January 25, 2008, the existing County police facilities for District Il were adequate
to serve the proposed development (see second page of this report).

COMMENT: In addition, the City now has 30 sworn police officers who will
provide additional coverage for this development. This criterion will be met.

4. Roads

In accordance with Section 24-124 of the Subdivision Regulations, the County Planning
Board may not approve a Preliminary Plan unless there will be adequate roads available to serve
traffic which would be generated by the proposed subdivision. According to the State Highway
Administration (SHA), the Annual Average Daily Trip (AADT) volume along the MD Route 3 in
the vicinity of the Melford development is 77,791 vehicles a day. A traffic impact analysis was
submitted in June 2006 for the approved CSP and updated in May 2007. The following
intersections were included in the analysis as required by the approved 2006 Bowie and Vicinity
Master Plan:

e MD Route 3 and MD Route 450

e Northbound MD Route 3 ramps and Melford Boulevard (Belair Drive)

e  Southbound MD Route 3 ramps and Belair Drive

e U.S. 301 and Governor Bridge Road/Harbour Way
The analysis shows that the MD Route 3 ramps and Belair Drive/Melford Boulevard intersections
with the current road widths and operable signal can accommodate the following maximum
development in addition to the development existing in May 2007 and 380,566 sq. ft. of
additional “background”, or projected, office, flex and educational development:
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General Research Hotel Rooms High General
Office and Turnover Retail
Development Restaurants
Total
Proposed 756,223 sq.ft. | 307,454 sq.ft. 401 12,038 sq.ft. | 145,547 sq.ft.
Development

In addition, the consultant noted that the MD Route 3 and MD Route 450 intersection currently
operates at LOS “F”, which is unacceptable, and recommended additional through lanes in both
directions to mitigate the site impact. The consultant also noted that the U.S. 301 and Harbour
Way/Governor Bridge Road intersection currently operates with LOS “E” conditions during the
evening peak hour and is projected to operate at LOS “F”. The consultant has recommended
providing an additional left turn lane on the eastbound approach to mitigate the projected site
impact. These recommendations were made conditions of approval in the September 2007 final
decision of the District Council for CSP #06002, which regulates development of Melford.

COMMENT: Staff finds that the final number of vehicle trips for Phase II of the
development has yet to be established because there is still some discrepancy in the total
number of built and approved square footage for Phase I of the development (see
Attachment #4, Melford Development Tracking table). Therefore, staff recommends
capping development for Phase II at 455 AM and 876 PM peak-hour vehicle trips until the
discrepancy in the numbers is resolved, or until a new traffic analysis can be conducted.
Therefore, this criterion will be met with the above staff recommended condition and the
following Condition #2 from the approved CSP #06002, which will ensure that the impact of
the proposed development is mitigated:

#2. Prior to the issuance of any building permits for lots that have not been
recorded, the following road improvements shall (a) have full financial assurances, (b) have
been permitted for construction through the operating agency’s access permit process, and
(c) have an agreed-upon timetable for construction with the appropriate operating agency.

A) At the MD 3/MD 450/ gas station access intersection:

The applicant shall provide an additional northbound and southbound through
lane. Pursuant to SHA requirements, the additional southbound through lane shall
begin at the Patuxent River Bridge and shall extend 2,000 feet south of MD 450.
The additional northbound through lane shall begin 2,000 feet south of MD 450 and
shall extend to the Patuxent River Bridge, north of MD 450.

(B) At the U.S. 301/Governor Bridge Road/Harbour Way intersection:

The applicant shall provide an additional exclusive left turn lane on the eastbound
approach. The overall lane use for this approach shall be two left turn lanes and a
shared left-through-right lane.

Governor Bridge Road shall be widened, and a left-turn lane shall be added, as
recommended by DPW&T. Because of the short right-turn-only lane, the widening
shall extend from the intersection of U.S. 301 to the apartment complex driveway,
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and the entire roadway shall be restriped, to provide two outbound lanes for
approximately 250 feet, all as recommended by DPW&T.

5. Water and Sewer Facilities

In accordance with Section 24-122.01(b)(1) of the Subdivision Regulations, the property
must be located within the appropriate service area of the Ten Year Water and Sewerage Plan,
which is evidence of immediate or planned availability of public water and sewerage. The site is
designated as Water Category W-3 and Sewer Category S-3 indicating that service is available to
the site. In a letter dated March 14, 2006, WSSC notes that the Green Branch Wastewater
Pumping Station needs to be upgraded because it does not have adequate capacity to handle the
additional flow conveyed to it from the proposed wastewater pumping station at Melford. The
letter states that funds for this project appear in the proposed FY07 CIP document and that the
Melford wastewater pumping station is to be designed and constructed by the applicant under a
Memorandum of Understanding (MOU) with the WSSC.

The letter also states that the City of Bowie does not appear to have sufficient available
capacity to meet the water service demands for Phase II of the Melford project. In a memo dated
May 2007, the City stated that it would be able to supply up to one (1) million gallons of water
for the entire Melford project on the condition that the applicant agreed to make improvements to
the City’s water system by contributing $650,000 and signing a Water Agreement. The memo
noted that the City had agreed to provide up to 200,000 gallons of water per day in May 2007, for
Phase [ (up to 1.95 million sq. ft. of development).

COMMENT: Staff has a copy of the above signed Water Agreement and the above
two (2) signed MOUs regarding upgrades to the Green Branch facility and implementation
of the Melford wastewater pumping station. Staff notes that flow factors provided by
WSSC indicate that one (1) million gallons of water would accommodate approximately 10
million sq. ft. of office, retail and flex uses. Therefore, while flow factors for hotel uses were
not provided, staff finds that an additional two (2) million sq. ft. of development for Phase II
can easily be accommodated utilizing the City’s water system with the planned upgrades.
Therefore, this criterion will be met.

B. Stormwater Management Concept Plan

In accordance with Section 24-121(a)(15) of the Subdivision Regulations, the Planning
Board shall not approve a Preliminary Plan until evidence is submitted that a Stormwater
Management (SWM) Concept Plan has been approved by the City, which has approval authority.
SWM Concept Plans were submitted for Pods 5, 6, and 7 to the City and an approval letter was
signed on September 20, 2007. On-site stormwater management is proposed via wet ponds on
Lot 6, Pod 6 and on Lot 1, Pod 7. In addition, in accordance with Section 24-130(a), subdivisions
are to be designed “to assist in the attainment and maintenance of water quality standards, and to
preserve and enhance the environmental quality of stream valleys.” The 2006 Bowie and Vicinity
Master Plan designates the Patuxent River as a primary green infrastructure corridor and
recommends that this corridor be preserved, restored and enhanced by utilizing “low-impact
development techniques to the extent possible during the development review process.” (pg. 37)

COMMENT: Staff is in receipt of all prior approvals for the Concept Plans for
these pods but notes that low-impact development techniques have not been included.
Therefore, staff recommends that low-impact development techniques be incorporated into
the design of the individual lots at the time of Detailed Site Plan review. The applicant
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should refer to the County’s Low-Impact Development Design Manual for additional
solutions. Staff encourages the applicant to consider the following techniques:

1. Minimize structural lot coverage and impervious area on individual lots.

2. Maximize the square footage of meadows on individual lots and encourage these
areas to abut neighboring natural areas.

3. Utilize conservation landscaping on individual lots.

C. Woodland, Tree, and Wildlife Habitat Conservation

In accordance with Section 24-121(a)(16) of the Subdivision Regulations, the subdivision
shall be designed and platted in accordance with the provisions for woodland conservation and
tree preservation. Revisions to Tree Conservation Plan (TCPI/44/98-03) have been submitted and
are currently under review by M-NCPPC Environmental Planning staff. The City has reviewed a
copy of the Type I Tree Conservation Plan and Forest Stand Delineation (FSD) plan. A total of
75.21 acres is required for Woodland Conservation on the entire Melford site. The applicant
proposes to preserve 52.75 acres of woodland on-site, reforest/afforest 9.03 acres on-site, pay a
fee-in-lieu for 0.48 acres, mitigate 12.95 acres off-site. Except for the areas near U.S. 50 and its
interchange with MD Route 3, most of the edges of the development are buffered by preserved
woodlands and proposed reforested/afforested areas to provide privacy and/or a transition
between this subdivision and the Patuxent River as well as the adjacent, low density suburban
development (Sherwood Manor) north of the property.

COMMENT: Staff finds that the minimal fee-in-lieu and off-site mitigation for this
site is acceptable given that most of the mitigation has taken place on-site where
appropriate. M-NCPPC staff has requested revisions to the plans as of February 5, 2008,
and cannot recommend approval of the plan at this time. City staff has reviewed the plans
and believes there are no irresolvable problems and expects M-NCPPC staff to approve
them with the requested revisions.

In accordance with the approved 2005 Countywide Green Infrastructure Plan, plant, fish,
and wildlife habitats are to be protected and the ecological potential of the landscape is to be
maximized by prioritizing habitat cover types in the Woodland Conservation Ordinance (p. 34).
The applicant has submitted a Natural Resource Inventory Plan generally in accordance with the
new requirements of the M-NCPPC Environmental Planning Section. The Maryland Department
of Natural Resources (MDNR) has indicated that no rare, threatened, or endangered species of
plants or animals are found to occur in the vicinity.

COMMENT: Based on the information provided, staff finds that the proposed
development in Preliminary Plan #4-07055 has generally been designed in accordance with
the County’s Woodland Conservation requirements and the 2005 Countywide Green
Infrastructure Plan and that the criteria will be met once the applicant makes technical
revisions to the plans as requested.
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D. Historic Resources and Cemeteries

As per Section 24-135.01 of the Subdivision Regulations, the following requirements
apply to a proposed subdivision adjacent to a historic resource:

1. Lots shall be designed to minimize adverse impacts of new construction on the
historic resource;

2. Natural features (such as trees and vegetation) which contribute to the preservation of
a historic resource or provide a buffer between the historic resource and new
development, shall be retained; and

3. Protective techniques (such as limits of disturbance, building restriction lines and
buffers) shall be used.

The M-NCPPC Historic Preservation Section has designated the Melford House and the
surrounding property as an historic resource along with the adjacent cemetery. As per the
approved 2006 Bowie and Vicinity Master Plan:

Development abutting the Melford Historic Site, outbuildings and cemetery should be
compatible in scale, design, and character with the existing historical architectural
character. Sensitive and innovative site design techniques, such as careful siting,
variation in orientation, roof shape, building materials, screening, landscaping, berming
and open space, should be incorporated into the proposal to minimize any adverse
impacts to the historic site. (p. 15, #25)

Approximately 2.72 acres have been allotted to the Melford historic house, grounds and
outbuildings. The proposed TCP-11/36/99-04 indicates that the Melford house sits on a small
knoll and that the land on all sides slopes downhill from it. Five (5) lots have been proposed
around the historic house. The applicant plans to retain the existing eastern tree buffer between
the rear of the Melford house and Curie Drive. A smaller tree buffer will be retained along the
southeastern corner of the historic resource buffering it from future development on the site.
According to the proposed TCP-II, the entire 2.29 acres of trees located west of the house are to
be removed leaving no buffer between the front of the house and the proposed development west
of it adjacent to the Lower Pond and Melford Boulevard. In addition, no afforestation has been
proposed along the northern boundary of the historic resource, which would provide a buffer
between the house and future development.

COMMENT: Staff finds that it is difficult to recommend approval of the proposed
Preliminary Plan lotting pattern surrounding the Melford historic resource without the
benefit of a detailed site plan, scenic buffers, and/or building restriction lines. In
accordance with Section 24-135.01(c) of the Subdivision Regulations, the County Planning
Board may require a Detailed Site Plan in order to “safeguard the integrity of the historic
resource...for the purpose of evaluating the effect of the orientation, mass, height, materials
and design of the proposed development on the environmental setting.” Staff notes that the
preliminary plan does denote where the historic “impact review area” limits are for the
historic resource. Staff notes that subsequent to approval of a preliminary plan for Phase
I1, the applicant is required to submit a Detailed Site Plan (DSP) for all future development
within Melford in accordance with the M-X-T zone regulations. Therefore, staff
recommends that a comprehensive DSP be submitted that shows a positive relationship
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between the lotting pattern for Pod 1, Block A, Lots 1-5 and the historic resource.
Individual DSP’s for each of the lots should NOT be permitted. This would eliminate the
need for a scenic buffer and building restriction line to address the conservation of the
scenic viewshed from the Melford house.

E. Community Design
1. Streets

The applicant is proposing a neighborhood, grid street system off of Curie Drive and is .
planning to extend Melford Boulevard towards the Patuxent River. The rights-of-way of some of
the proposed streets are 56 feet and 48 feet wide. Sidewalks have been proposed on both sides of
all of the streets.

COMMENT: Staff recommends prior to preliminary plan certification that the
width of the right-of-way be revised to at least 70 feet wide in order to safely accommodate
future commercial traffic as per the City’s street specifications for commercial and
industrial streets or obtain a design waiver from the City.

2. Trails

Section 24-123 of the Subdivision Regulations requires that all trails shown on a Master
Plan and/or County-wide Trails Plan be included on the preliminary plat. A trail has been shown
in the land adjacent to the Patuxent River to be conveyed to M-NCPPC as part of the parks
requirement. I[n addition, the 2006 Bowie and Vicinity Master Plan recommends that Melford
Boulevard be designated as a Master Plan bikeway from Science Drive to Curie Drive.

COMMENT: Staff recommends that the applicant provide “Share the Road” with a bike
signs along the Melford Boulevard frontage at the time of Detailed Site Plan review.

F. Conformance with Other Requirements

Staff finds that the Preliminary Plan application generally complies with the purposes and
regulations of the newly approved M-X-T zone. Section 27-547 (M-X-T) Table of Uses permits
retail, office, and research, development and testing laboratory uses. Accessory uses to permitted
principal uses, such as retail to office, are also allowed by the City’s Annexation Agreement and
Covenants.

COMMENT: Staff finds that office-warehouse and warehouse uses are NOT listed
in the M-X-T zone list of allowable uses, though research and development (also known as
‘flex’) space is allowed. Staff recommends that the applicant revise the application such
that all references to “office-warehouse” or “warehouse” on the plans are deleted. A
determination of compliance with the City covenants is being tracked by staff during the
building permit review process as each tenant space is fitted out.

V. Recommendation

Based on the above analysis, staff finds Preliminary Plan #4-07055 is generally in
conformance with all of the above policies and required findings of the County Subdivision
regulations. Therefore, staff recommends APPROVAL of Preliminary Plan #4-07055 with the
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following conditions and revisions to the current plans, which are intended to bring the project
into complete conformance with the Conceptual Site Plan (CSP #06002) for the project, the 2006
Bowie and Vicinity Master Plan, and, the City’s Development Review Guidelines and Policies:

1. Prior to final plat approval of Preliminary Plan #07055, the applicant shall comply with
the following:

a. Submit proof of payment in the amount of $250,000 for the design and
construction of the Green Branch Athletic Complex.

2. Prior to preliminary plan certification, the applicant shall comply with the following:

a. Revise the plans to show a minimum width of 70 feet for all street right-of-ways
in order to accommodate commercial traffic or obtain a design waiver from the

City.

b. Revise the plans and application such that all references to “office-warehouse” or
“warehouse” are deleted.

3. Development for Phase II shall generate no more than 455 AM and 876 PM peak-hour
vehicle trips until the discrepancy in the total number of built and approved square
footage for Phase I is amended by the M-NCPPC Transportation Planning Section, or a
new traffic analysis can be conducted.

4, Prior to the issuance of any building permits for lots that have not been recorded, the
following road improvements shall (a) have full financial assurances, (b) have been
permitted for construction through the operating agency’s access permit process, and (c)
have an agreed-upon timetable for construction with the appropriate operating agency.

(A) At the MD Route 3/MD Route 450/gas station access intersection:

The applicant shall provide an additional northbound and southbound through lane.
Pursuant to SHA requirements, the additional southbound through lane shall begin at the
Patuxent River Bridge and shall extend 2,000 feet south of MD 450. The additional
northbound through lane shall begin 2,000 feet south of MD 450 and shall extend to the
Patuxent River Bridge, north of MD 450.

(B) At the U.S. 301/Governor Bridge Road/Harbour Way intersection:

The applicant shall provide an additional exclusive left turn lane on the eastbound
approach. The overall lane use for this approach shall be two left turn lanes and a shared
left-through-right lane. Governor Bridge Road shall be widened, and a left-turn lane
shall be added, as recommended by DPW&T. Because of the short right-turn-only lane,
the widening shall extend from the intersection of U.S. 301 to the apartment complex
driveway, and the entire roadway shall be restriped, to provide two (2) outbound lanes for
approximately 250 feet, all as recommended by DPW&T.

5. Low-impact development design techniques such as the following shall be incorporated
into the design of the individual lots at the time of Detailed Site Plan review:

a. Minimize structural lot coverage and impervious surface area.
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b. Maximize the square footage of meadows and encourage these areas to abut
neighboring natural areas.
¢. Utilize conservation landscaping.
6. In lieu of individual DSP’s for each of the lots in Pod 1, a comprehensive Detailed Site
Plan (DSP) shall be submitted for Pod 1 that shows a positive relationship between the

lotting pattern for Block A, Lots 1-5 and the historic resource.

7. “Share the Road” with a bike signs shall be provided along the Melford Boulevard
frontage at the time of Detailed Site Plan review.
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