LAND USE PETITION IN THE BOWIE PLANNING AREA

Md.-National Capital Park and Planning Commission ID: Preliminary Subdivision Plan #4-08025
Colt’'s Neck

Bowie Advisory Planning Board # 08-12 Date: July 2, 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 five (5) 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: Race Track Road, LLC (aka Cherrywood Development)

Represented by: Mr. Thomas Haller, Esq.

Location of Petitioned Property: South side of Race Track Road, approximately 100 feet south of its
intersection with Jericho Park Road.

Proposed use of Petitioned Property: One (1) conservation lot and eight (8) residential lots

Size/Zone of Petitioned Property: 53.16 gross acres/zoned O-S (Open Space)

Date of hearing before BAPB: Tuesday, June 24, 2008 at 7:00 p.m.

Date of hearing before City Council: Monday, July 7, 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: -

hon=

©©NO

NOTICES/LEGALS DATE Number of Mailing/Signs
Notice sent to Adj. Properties: 5/27/08 82

Notice sent to Parties of Record n/a

Date Signs Posted: 5/28/08 3

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 #4-08025 with conditions as stated in the staff report.

13. Bowie Advisory Planning Board Recommendation:

The Bowie Advisory Planning Board recommends APPROVAL of Preliminary Subdivision Plan #4-08025 with
conditions as amended and restated in the BAPB memo.




City of Bowie

2614 Kenhill Drive
Bowie, Mamand 20715

MEMORANDUM

TO: City Council

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

SUBJECT:  Preliminary Plan #4-08025
Colt’s Neck

DATE: July 2, 2008

The Bowie Advisory Planning Board (BAPB) met on Tuesday, June 24, 2008, to review
an application for a Preliminary Plan (#4-08025). The applicant, Race Track Road, LLC (aka
Cherrywood Development), is proposing to subdivide two (2) existing parcels into eight (8)
residential lots with lots sizes between 1.00 acre and 2.53 acres and one (1) conservation lot
having 40.06 acres. The property is zoned O-S (Open Space) and is located on the south side of
Race Track Road, approximately 100 feet south of its intersection with Jericho Park Road.

Staff Presentation

Senior Planner Elizabeth Chaisson gave a PowerPoint presentation of the project, noting
that the property was placed in the Rural Tier and rezoned from the R-R (Rural Residential) zone
to the O-S zone during the 2006 Bowie and Vicinity Sectional Map Amendment. She stated that a
Preliminary Plan and a Detailed Site Plan for this site were previously approved by the Prince
George’s County Planning Board in 2005 for 86 single-family lots in the R-R zone utilizing
cluster subdivision techniques. Ms. Chaisson noted that the O-S zone was placed on the property
to permit a lower density conservation subdivision more appropriate for the Rural Tier. She
stated that a Stakeholders Meeting was held on June 12, 2008 and that staff was recommending
approval of the plan with conditions.

Ms. Chaisson reviewed some of the findings in the staff report noting that the property
generally meets the adequate public facilities tests regarding schools, fire/rescue, and police. In
addition, she stated that a school surcharge and public facilities surcharge would be required for
each of the building permits for the site. Ms. Chaisson reviewed staff’s recommendations, noting
which of the conditions the applicant was not in agreement with. She stated that Race Track
Road was a County road and that the County Department of Public Works and Transportation
(DPW&T) would make the final determination regarding all road improvements. Ms. Chaisson
noted that staff had recommended that the applicant install left-turn bypass lanes on Race Track
Road at the intersections of each of the proposed private rights-of-way for safety purposes.
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However, she stated that at the Stakeholders Meeting, residents had complained about speeding
along Race Track Road and it was noted that bypass lanes might allow residents to continue to
speed past residents making left-hand turns instead of waiting, or slowing down and passing on
the right-hand shoulder. Ms. Chaisson also said that she had received a draft letter from DPW&T
requiring the applicant to improve Race Track Road to four (4) travel lanes, which may also
increase speeding along the road. She noted that the balance between traffic efficiency and
community safety needed to be taken into consideration before these design details regarding
road improvements were finalized with DPW&T.

Ms. Chaisson stated that the applicant had already revised Lot 6 from 40,000 square feet
to an acre so Condition #9 could be deleted. She also said that Lot 9 had been relocated such that
it was now adjacent to and northeast of Lot 8, so staff Condition #12 could also be deleted. Ms.
Chaisson noted that staff was still discussing Condition #11 regarding the development and width
of the proposed private rights-of-way with the City Department of Public Works (DPW). She
stated that there was some discussion as to whether they should be public roads that would be
maintained by the City, since the property had been annexed into the City and residents would be
paying City taxes. She briefly discussed how the private roads as currently proposed would have
to be maintained by the residents through recorded land covenants.

Ms. Chaisson discussed Conditions #13 and #14, noting that they pertained to the view of
homes from each of the proposed lots and from Race Track Road, which was technically not
scenic or historic. She stated that the applicant had offered to install a landscape buffer along
Race Track Road to shield the view of the future home on Lot 6 instead of setting the home 100
feet back from the lot line as recommended in Condition #14. Ms. Chaisson noted that there was
an existing hedgerow between the road and Lot 6 that would be removed when the road was
improved because it is located in the right-of-way. The applicant intends to replace the hedgerow
with new landscaping that would be located along the front lot line of Lot 6. She said that the
applicant had also suggested adding a condition regarding the fagade and end wall treatments of
the residences such that all of the views of the buildings would be aesthetically pleasing from
Race Track Road. Ms. Chaisson noted that the future dwellings on Lot 8 and 9 now both face the
road so Condition #13 can be deleted. She stated that the applicant would discuss the various
revisions to the plans, and some of the new proposed conditions.

Applicant Presentation

Mr. Thomas Haller, attorney for the applicant, gave a brief presentation noting that the
applicant agreed with most of staff’s recommended conditions except for those as noted by Ms.
Chaisson in her presentation. He stated that the applicant would like to improve Race Track
Road such that it is safer without widening it more than needed and that Conditions #2, #4, #5,
and #6 were all subject to final approval from DPW&T. Mr. Haller agreed with staff that
Condition #9 should be eliminated because the applicant had already increased the size of Lot 6
to an acre. He suggested revising Condition #12 to state that Lot 9 would be relocated north
instead of south of Lot 8 as shown on the revised plan. Mr. Haller also agreed that Condition #13
was no longer necessary since Lot 9 had been relocated adjacent to Lot 8 and the dwellings would
essentially face each other. He offered to replace Condition #14 regarding the proposed 100-foot
building restriction line with new language stating that the average width of the landscape buffer
would be 25 feet wide between Lot 6 and Race Track Road. Mr. Haller further added that the
applicant wanted to provide a note on the final plat stating that all future residents of the
subdivision would be notified at the time of purchase as to the existence of the gun club and the
attendant noise associated with it. Mr. Haller also stated that the applicant would address the
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issue of aesthetics of the buildings from the road by offering to provide at least four (4) end wall
features on any wall facing the road and to face end walls with the same material as the fagade,
wherever they could be seen from the road. Staff concurred with making these additional
conditions of approval.

Citizen Participation

Mr. Chris Buss, of 12640 Millstream Drive, representing the Berwyn Rod and Gun
Club, spoke in opposition to the project. He noted that the gun club wanted the property to
remain as open space. Mr. Buss wanted to ensure that the future homeowners of the subdivision
would be fully informed regarding the typical level of gunfire noise that could be expected from
the club. He recommended that all future homeowners sign a statement permitting a ‘noise
easement’ on their property. Mr. Buss also suggested that berms and/or walls be built to shield
residences from the noise. He wanted to know how noise would be attenuated from the interior
of the residences. Ms. Deidre Trass asked the City Attorney, Karen Ruff, whether there was such
a thing as a ‘noise easement’. Both Ms. Ruff and Ms. Chaisson replied that they had not heard of
a noise ‘easement’, but that there were County and municipal noise ‘ordinances’ that limited the
noise decibel level in yards and neighborhoods.

Dr. Charles Colao, of 9009 Race Track Road, stated that he had no problem with the
number of homes being proposed, which was far less than the original 86 homes. He noted that
the County may actually require the applicant to provide a Detailed Site Plan for the property
subsequent to approving the Preliminary Plan. Dr. Colao reiterated that there were problems with
the curve in Race Track Road and general safety of the road. Speeding continues to be an issue.
He also noted that public water and sewer should be allowed on the property instead of private
well and septic.

Questions by BAPB Members

e Mr. James Golato asked about the location of the proposed 10-acre County Park.
Mr. Haller noted that the County Parks Department had decided that they were no longer
interested in the applicant’s land that is adjacent to the WB& A trail, mainly because it is
too wet to develop.

e Ms. Chris Hedman wanted to know if any traffic calming devices would be
employed along Race Track Road to make it safer. Mr. Mark Ferguson, representing
the applicant, stated that the plan showed a proposed wider turning radius on the adjacent
corner lot, which was meant to address the safety of the road at the intersection of Jericho
Park Road.

e Ms. Hedman also asked whether there would be bike trails on the private roads.
Mr. Haller stated that they had not planned to provide bike trails on the private roads,
only on Race Track Road.

e Ms. Deidre Trass inquired about how the issue of noise from the gun club could be
resolved. Ms. Chaisson noted that the issue of noise from the Pope’s Creek Railroad
tracks on a previous preliminary plan (the sheep farm, or Jones property) was addressed
via adequate building setbacks from the tracks. She stated that the homes on Colt’s Neck
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were already set back as far away from the southwestern lot line and the adjacent gun
club as they could be. Ms. Chaisson stated that staff could review the previously cited
preliminary plan to see if there were any conditions regarding attenuating interior noise
levels and see if those could be applied to this project. Mr. Haller noted that the best
mitigation measures would take place on the gun club property. He stated that the
applicant had offered to address noise attenuation on the gun club property but that the
gun club had refused the offer.

Mr. Raymond Loftin stated that he agreed with staff’s recommendation that there was a
need for a bypass lane at both entrances to the property for safety reasons. Mr. Golato noted that
staff’s recommendations were good and that he agreed with them. Ms. Hedman reiterated that
traffic calming should be addressed on Race Track Road.

BAPB Motion:

Mr. Golato made a motion to approve Preliminary Plan #4-08025 and accept staff’s
recommended conditions as revised below with the deletion of Condition #9; the revision of
Condition #12 to state ‘north’ of Lot 8 instead of ‘south’; the deletion of Condition #13; the
revision of Condition #14 regarding use of a 25-foot landscape buffer instead of a 100-foot
building restriction line in front of Lot 6; the addition of Condition #15 regarding the aesthetic
treatment of end walls facing Race Track Road; and the addition of Condition #16 regarding
addressing interior noise levels, including a note on the record plat referencing the gun club noise,
and providing a notice at time of purchase to future homeowners regarding noise from the gun
club. Ms. Hedman seconded the motion and it passed unanimously.

1. The applicant shall dedicate 40 feet of right-of-way from the centerline of Race Track
Road for future road widening along the site’s entire road frontage.

2. The applicant shall install left-turn bypass lanes on Race Track Road at the intersections
of each of the proposed private rights-of-way.

3. A note shall be added to the final plat stating that direct access from Lots 2, 5, 6 and
Conservation Lot 1 is denied except as shown on Preliminary Plan #4-08025.

4. Race Track Road shall be improved to a rural, open section design with a 12-foot wide
travel lane and a 10-foot wide shoulder for the site’s entire road frontage.

5. In lieu of spacing street trees at regular intervals as specified in the County’s collector
road specifications, the applicant shall install the equivalent number of required street
trees near the two (2) entrances to the property from Race Track Road.

6. The applicant shall revise the Preliminary Plan to denote an on-road bicycle trail along
Race Track Road.

7. Prior to approval of the first building permit for the project, the applicant shall install
“Share the Road” bike route signs along the site’s Race Track Road frontage.

8. The applicant shall complete a Phase 1 archaeological investigation prior to Preliminary
Plan certification.
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10.

11.

12.

13.

15.

The applicant shall add a note to the Preliminary Plan stating that all outdoor lighting
shall be fully shielded, full cut-off light fixtures with timing devices.

The applicant shall demonstrate that an 18-foot wide paved road surface with 4-foot
paved shoulders and drainage swales lined with a concrete invert can be accommodated
within the proposed 32-foot wide rights-of-way or shall obtain a waiver from City
standards prior to final plat approval.

Lot 9 shall be relocated to the end of the proposed 32-foot wide right-of-way, northeast of
Lot 8.

A 25-foot wide landscape buffer, measured from the edge of Lot 6’s roadway dedication
along Race Track Road, shall be provided on Lot 6 on the final plat.

A note shall be added to the final plat stating that the front fagades and all highly visible
end walls shall be constructed of the same material and all highly visible end walls shall
have a minimum of four (4) architectural features (including decorative trim, shutters,
etc.)

. A note shall be added to the final plat stating that all units may be subject to noise levels

above the State noise standard of 65 dBA Ldn, from the adjacent Berwyn Rod and Gun
Club and rifle range to the southwest of the subject property and that persons who reside
in the subdivision will hear and notice noise from the firing of pistols and rifles.

Property notification shall be provided at the time of contract signing to notify
prospective purchasers of the presence of the Berwyn Road and Gun Club.

1t is further recommended that a letter be sent to Prince George’s County noting that the

current inadequate school capacity in Elementary School Cluster #3, Bowie High School, Samuel
Ogle Middle School and Rockledge Elementary School must be resolved.

Attachments



City of Bowie

2614 Kenhill Drive
Bowie, Marviand 20715

MEMORANDUM

TO: City Council

FROM: David Deutsc
City Manager

SUBJECT:  Colt’s Neck
Preliminary Plan #4-08025

DATE: July 2, 2008

I General Information

Applicant/Owner: Race Track Road, LLC (aka Cherrywood Development)
Agent: RDA, Inc.

Project Name: Colt’s Neck Preliminary Plan

Location: South side of Race Track Road, approximately 100 feet from the intersection of
Jericho Park Road (see Attachment #1)

Acreage/Zoning: 53.16 gross acres/O-S (Open Space) (see Attachment #2)

Adjacent Land Uses/Zoning: North: Patuxent Riding neighborhood and large lots, zoned R-R

(Rural Residential) and R-A (Residential-Agricultural)

South: Horsepen Branch and woodland as well as Saddlebrook
West neighborhood, zoned R-R cluster

West: Horsepen Branch and woodland as well as the Berwyn
Rod and Gun Club property, zoned O-S and R-R

East: Patuxent Riding and Kimberwick neighborhoods, zoned
R-R

Existing Land Use: Natural woodlands, tributaries, horse pastures, an existing single-family
home and scattered farm buildings (see Attachment #3)

Proposed Land Use: Eight (8) residential lots and one (1) conservation lot (see Attachment #4)
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Countywide Green Infrastructure Plan: The site is identified as a gap in the City Green
Infrastructure Network and the southern portion of the site is located in the Countywide Green
Infrastructure Network (see Attachment #5).

Master Plan: The 2006 Bowie and Vicinity Master Plan describes the Rural Tier as having low-
density residential land use consisting of two- to five-acre home sites, farms, some existing
businesses and public open spaces.

Sectional Map Amendment: The 2006 Bowie and Vicinity Sectional Map Amendment rezoned
the property from the R-R zone to the O-S zone and placed the property in the Rural Tier.

Fire and Rescue: Bowie Fire Company #19, at 13008 9" Street in Old Town Bowie: This
property is within the 7-minute minimum standard response time.

Police: Bowie, District II: This property is within the 10.00 minute emergency and 25.00
minute non-emergency minimum standard response times.

School Facilities — Elementary School Cluster 3 (130.95% of capacity is inadequate), Middle
School Cluster 2 (79.01% of capacity is adequate) and High School Cluster 2 (99.99% of capacity
is adequate). The nearest schools are Bowie High School (107.3% capacity is inadequate),
Samuel Ogle Middle School (105.5% capacity is inadequate), and Rockledge Elementary School
(117.2% capacity is inadequate) or, alternatively, High Bridge Elementary School (97.1%
capacity is adequate).

Water and Sewer Category: W-4, S-4. An application to return the site to W-6 and S-6 for
private well and septic systems has been submitted and a decision is pending.

Park and Recreational Facilities: The 2006 Bowie and Vicinity Master Plan recommends
locating a 10-acre park in the vicinity (Horsepen Branch Neighborhood and Stream Valley Park)
to replace a 9.32-acre deficit. Race Track Road is designated as a Master Plan bicycle trail
corridor.

II. Background/Proposal

The property was placed in the Rural Tier and rezoned from the R-R zone to the O-S
zone in the 2006 Bowie and Vicinity Sectional Map Amendment. Development of the property is
governed by the Conservation Subdivision Design standards contained in Section 24-152 of the
County Subdivision Regulations. A Preliminary Plan (#4-03025) and Detailed Site Plan (DSP-
04006) for this site were previously approved by the Prince George’s County Planning Board in
2005 for 86 single-family lots in the R-R zone utilizing cluster subdivision techniques. The O-S
zone was placed on the property to permit a lower density conservation subdivision appropriate
for the Rural Tier.

The applicant is proposing to subdivide two (2) existing parcels into eight (8) residential
lots with lot sizes between 40,000 square feet and 2.53 acres and one conservation lot having
40.06 acres (see Attachment #4). Most of the County and City Green Infrastructure Network has
been included in the proposed conservation lot area. The site is a mixture of open horse pasture
and woodland, streams, wetlands, 100-year floodplains and severe slopes. There are several
existing buildings on the site including horse barns, an indoor arena and one residence, none of
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which are historic. The main access road that loops through the site to the existing house at the
center of the property is proposed for removal from the northwesterly property line. The proposal
is to retain the access road to the existing house from the northeasterly property line. There are
no public City streets proposed for the site. Two (2) 32-foot wide private right-of-ways with
utility easements have been proposed each servicing four (4) new single-family lots.

The subject site is now within the City limits, as the property was annexed into the City
in 2006 (see Resolution R-1-06). The City’s public hearings were advertised by three (3) signs
posted along Race Track Road and by mailing of notices to 82 stakeholders in the area.

I Stakeholders Meeting

A Stakeholders Meeting was held on Thursday, June 12, 2008, to review the new
Preliminary Plan proposal. Approximately ten (10) stakeholders attended the meeting, in addition
to three (3) representatives of the Colt’s Neck project and a City staff member. Questions were
raised regarding the downzoning of the property from half acre to five (5) acre lot density, the
future ownership of the existing horse barn, safety and traffic issues along Race Track Road,
noise issues from the Gun Club, and current dumping on the site. The applicant agreed to notify
all future homeowners of the noise from the Gun Club. The stakeholders discussed traffic and
accidents on Race Track Road, noting that traffic cameras might help since speed bumps were
previously not recommended. The applicant stated that the County Department of Public Works
and Transportation recommended that Race Track Road be improved as an open section road
with a wide shoulder for a bike trail and no curb and gutters. The applicant also noted that the
MNCPPC Parks Department was no longer interested in acquiring the subject property located on
the south side of the WB&A trail mainly because it was too wet too utilize. Another stakeholder
suggested that No Trespassing signs be posted along the WSSC cleared pathway that veers off of
the WB&A trail. Because of the current real estate market, the developer was not able to say how
large the homes would be and how much they would sell for, but he did note that the lots might
start selling as soon as the spring of 2009.

IV. 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, police, fire/rescue, schools and roads exist or are programmed
for the area within which the subdivision is located; a stormwater management concept plan has
been approved by the City of Bowie; and the site has been designed in accordance with
requirements for woodland conservation and tree preservation.

A. Adequate Public Facilities (APF)
1. Police

As of the date of acceptance of this preliminary plan (5/08), the Park and Planning’s
Countywide Planning Division reported that the average yearly response times for this District
are 13 minutes for non-priority calls, which is within the 25-minute response time standard, and 9
minutes for priority calls, which is within the 10-minute response time standard as of 5/28/08.
Pursuant to CR-69-2006, Prince George’s County Council and the County Executive suspended
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the provisions of Section 24-122.01(e)(1)(A, B) regarding sworn police personnel staffing levels.
The Police Chief has reported as of 5/28/08 that the department has adequate equipment to meet
the standards stated in CB-56-2005.

COMMENT: The preliminary plan is within response times for police service and
the department has adequate equipment. However, payment of the Public Safety
Surcharge ($6,371 per unit outside the Developed Tier, according to CR-49-2008, effective
July 1, 2008) is still required prior to the issuance of the first building permit for the
project. As a result of this Surcharge, $50,968.00 (based on eight new units proposed) will
be generated by this project. Pursuant to current state law, municipalities with police
departments are entitled to receive 25% of the funds (or $12,742) generated from a Public
Safety Surcharge. In addition, the City now has 33 sworn police officers, who will provide
additional coverage for this development. Therefore, this criterion will be met.

2. Fire and Rescue

As of the date of acceptance of this preliminary plan (5/08), the Park and Planning’s
Countywide Planning Division determined that this preliminary plan is within the required 7-
minute response time for the first due fire station using the 7 Minute Travel Times and Fire
Station Locations Map provided by the Prince George’s County Fire/EMS Department. Pursuant
to CR-69-2006, Prince George’s County Council and the County Executive suspended the
provisions of Section 24-122.01 regarding sworn fire and rescue personnel staffing levels. The
Fire Chief has reported that the department has adequate equipment to meet the standards stated
in CB-56-2005. In addition, the 2006 Bowie and Vicinity Master Plan placed this property into
the Rural Tier and Section 24-122.01(d)(2) of the Subdivision Regulations requires applicants in
the Rural Tier to “provide water storage tanks, the availability of water tanker trucks, or other
appropriate source of water for fire extinguishing purposes.”

COMMENT: The preliminary plan is within the required 7-minute response time
for the first due fire/medic station. Staff finds that there is public water service in the area
and there are four (4) fire hydrants located along Race Track Road that will address the
need for on-site water supply for fire extinguishment. Also, the County Code requires the
installation of automatic fire suppression systems for most structures, and a determination
in that regard would be made by the County Fire Marshall during the review of building
permits for this project. In addition, payment of the Public Safety Surcharge noted in the
above section ($6,371/unit outside the Developed Tier, effective July 1, 2008, according to
CR-49-2008) is required prior to the issuance of the first building permit for the project. As
a result of this Surcharge, $50,968.00 will be generated by this project. This criterion will
be met.

3. Schools

On June 17, 2003, the County Council unanimously voted to approve legislation that
eliminated the existing County schools APF test and the attendant waiting period and replaced it
with an increased School Facilities Surcharge. The Surcharge funds can be used anywhere within
the County “for the construction of additional or expanded school facilities and renovations to
existing school buildings or other systemic changes.” The Park and Planning’s Countywide
Planning Division determined that the School Clusters impacted by this project are: Elementary
School Cluster #3 (130.95% capacity); Middle School Cluster #2 (79.01% capacity); and, High
School Cluster #2 (99.99% capacity).
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COMMENT: Pursuant to CR-48-2008 (which will adjust the Surcharge for
inflation to $14,019/unit effective July 1, 2008), the total school revenue raised by the
Schools Surcharge for this development will be $112,152.00 (based on eight new units
proposed in the project). Staff has noted that school enrollments for 2007-2008 at the
assigned schools for children living near this development are as follows: High Bridge
Elementary (97 %), Samuel Ogle Middle (106%), and Bowie High (107%). Because of the
City Council’s concern that school enrollments currently exceed capacities at the middle
and high school levels, it is recommended that the City send a separate letter to the County
Council specifically identifying this issue and urging the County to continue to explore ways
to resolve the problem.

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. The M-NCPPC Transportation
Planning Section has recommended that 40 feet of right-of-way shall be dedicated from the
centerline of Race Track Road, which is an 80-foot master planned collector road. The proposal
is not large enough to require a full traffic study, but M-NCPPC staff has requested a peak hour
turning movement traffic count at the intersections of Race Track Road and Jericho Park Road
and a final written referral regarding the results of that study has not been received as of the
writing of this report.

COMMENT: Section 24-123 (a)(3) of the Subdivision Regulations states that all
streets proposed for dedication to public use shall be designed to the standards of the
County Road Ordinance. To provide safe access and ensure that future improvements can
be made, staff recommends that the applicant dedicate 40 feet of right-of-way from the
centerline of Race Track Road for future road widening along the site’s entire road
frontage and provide left-turn bypass lanes at each of the two (2) proposed private rights-
of-way. Also, because Race Track Road is a Master Plan collector roadway, direct access to
residential development should be restricted. Staff recommends a note be added to the final
plat stating that direct access to Race Track Road from Lots 2, 5, 6 and Conservation Lot 1
is denied, except as shown on Preliminary Plan #4-08025.

Policy S of the 2006 Bowie and Vicinity Master Plan’s Rural Tier chapter specifically
states that scenic vistas along roads in the Rural Tier should be maintained and protected.
Strategy #2(c) states: “investigation of alternatives to any proposal to widen or realign a
roadway” should be completed when plans for rural roads are being reviewed. Staff also
notes that the City’s Rural Collector Road standard (R-17) requires a 64-foot right-of-way,
which includes two (2) 12-foot wide travel lanes and 10-foot wide shoulders. To respect the
rural character established by the Rural Tier designation on the subject property, staff
recommends that Race Track Road be improved to a rural, open section design with a 12-
foot wide travel lane and a 10-foot wide shoulder for the site’s entire road frontage. In
addition, in lieu of spacing street trees at regular intervals as specified in the County’s
collector road specification, staff recommends grouping the equivalent number of required
street trees near the two (2) entrances to the property from Race Track Road while
ensuring that there are adequate lines of sight from the entry.
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S. 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.
The site is currently designated as Water Category W-4 and Sewer Category S-4, but the
applicant has submitted a request to amend the category to W-6 and S-6 because the site is now
located in the Rural Tier and, in accordance with the 2002 County General Plan, extension of
water and sewer services should be prohibited to properties in the Rural Tier unless such service
is necessary to address existing health problems or if found to be consistent with other county
growth policies. The County Council’s proposed Water and Sewer Plan Resolution (CR-63-
2008), which includes the above request, was introduced on June 17, 2008. Because there are no
health problems associated with this site, the applicant is proposing to provide private septic and
well systems to each lot and has submitted an application for an amendment to the Water and
Sewer Category to the County Department of Environmental Resources (DER).

COMMENT: City staff has reviewed the application and believes there are no
irresolvable problems and expects Prince George’s County to approve the request.
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,
unless the Planning Board finds that such approval will not affect the subdivision. The applicant
inadvertently submitted a SWM Concept Plan to the County for review. Stormwater management
is proposed via dry wells and level spreaders. The 2006 Bowie and Vicinity Master Plan
designates the adjacent Horsepen Branch as a secondary Green Infrastructure corridor and
recommends that this corridor be restored and enhanced by utilizing “low-impact development
techniques to the extent possible during the development review process” (pg. 37). The applicant
has noted that there will be no stormwater conveyance system on the property and that private
shared driveways, in lieu of public roads, will reduce the amount of impervious surface area
associated with the project.

COMMENT: Because of the large-lot nature of the proposed development and the
small number of lots, staff anticipates that SWM Concept Plan approval will easily be
obtained from the City prior to the County Planning Board hearing. Staff concludes that
this criterion will be met.

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. A preliminary Tree Conservation Plan has been submitted
and is currently under review by M-NCPPC Environmental Planning staff. The City has
reviewed a copy of the plan and notes that a total of 24.88 acres is required for Woodland
Conservation on site. The applicant proposes to preserve 30.67 acres of woodland on-site. The
majority of the existing woodland is at the rear of the site and along the eastern edge of the site
where woodland extends to Race Track Road. Woodland will be cleared for approximately four
(4) homes adjacent to the eastern edge of the site, but most of the woodland along the roadway
will be preserved.
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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).
An Environmental Report was compiled by Cherrywood Development as part of the review of
Preliminary Plan #4-03025 and the applicant has submitted a Natural Resource Inventory Plan
generally in accordance with the new requirements of the M-NCPPC Environmental Planning
Section.

COMMENT: Based on the information provided, staff finds that the proposed
development in Preliminary Plan #4-08025 has generally been designed in accordance with
the County’s Woodland Conservation requirements and the 2005 Countywide Green
Infrastructure Plan. Staff finds that this criterion will be met.

D. Trails

Section 24-123 of the Subdivision Regulations requires that all trails shown on a Master
Plan and/or Countywide Trails Plan be included on the Preliminary Plan. Race Track Road has
been designated as a Master Plan bicycle/trail corridor in the 2006 Bowie and Vicinity Master
Plan.

COMMENT: Staff recommends that the applicant revise the Preliminary Plan to
denote that Race Track Road includes an on-road bike trail. Staff also recommends that
the applicant provide “Share the Road” bike signs along the site’s Race Track Road
frontage prior to approval of the first building permit for the project.

E. Historic Resources

The M-NCPPC Historic Preservation Section has not designated the site as an historic
resource but notes that there may be some archeological significance to the site. Therefore, they
recommend that Phase | archeological investigations be completed prior to signature approval of
the plans.

COMMENT: Staff concurs that an archaeological investigation is necessary to
ensure that there are no significant issues related to development of this site. Therefore,
staff recommends that a Phase I archaeological study be completed prior to Preliminary
Plan certification.

F. Mandatory Dedication of Parkland

In accordance with Section 24-134 of the Subdivision Regulations, the County Planning
Board may not approve a Preliminary Plan unless there will be parks and recreation facilities
available to serve the number of residences generated by the proposed subdivision. This
requirement does not apply if all of the lots have a net lot area of one (1) acre or more.

COMMENT: Staff finds that the subdivision has been designed with an adequate
amount of open space on private lots and recommends that the one (1) 40,000 square foot
lot (Lot 6) be increased in size to one (1) acre or greater rather than providing recreational
facilities for the subdivision or paying a fee-in-lieu for one lot.
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G. Conservation Subdivision Design

1. General Requirements

Section 24-152 (j) of the Subdivision Regulations includes the criteria for approval of a
conservation subdivision. The Planning Board shall find that the conservation subdivision

(1) Fulfills the purpose and conforms to the regulations and standards for a
conservation subdivision.

(2) Achieves the best possible relationship between the development and the
conservation of site characteristics as prioritized in the sketch plan and
preliminary plan.

COMMENT: Staff finds that the Preliminary Plan application generally complies
with the purposes and regulations of the newly approved Conservation Subdivision
requirements. Section 24-152 (c) requires that land in the O-S zone be distributed at a
minimum of 60% conservation lot and up to 40% for other residential development. The
applicant has distributed 75% of the gross tract area, or 40.06 acres, to the conservation lot.
However, since the Zoning Ordinance requires a minimum of one (1) acre in order for a
property owner to board a horse and the property is being marketed to future owners of
horses, staff recommends that the 40,000 square foot lot (Lot 6) be increased to at least an
acre so that all of the lots can accommodate horses, if desired.

2. Lighting

Section 24-152 (g)(6) states: “Lighting techniques should be utilized that decrease
adverse impacts on the adjoining and abutting properties.” In accordance with the Bowie
Development Review Guidelines and with the 2006 Bowie and Vicinity Master Plan, Policy 1,
Strategy #4 (j) of the Rural Tier guidelines, all private and public outdoor lighting should be fully
shielded, full cut-off light fixtures with timing devices to reduce light pollution and conserve
energy.

COMMENT: Staff recommends that a note be added to the Preliminary Plan
stating that all outdoor lighting shall be fully shielded, full cut-off light fixtures with timing
devices.

3. Private/Public Streets

Private streets may be permitted to serve up to a maximum of eight (8) lots in
conservation subdivisions, provided that the standards of Section 24-128, as applicable, are met.
The applicant is proposing a 32-foot wide, private right-of way from the northern property line
abutting Race Track Road to gain access to four (4) new lots on the northeastern corner of the site
and another 32-foot wide, private right-of-way to four (4) new lots on the northwestern corner of
the site. The existing dwelling on the conservation lot (Lot 1) will be served by the existing
driveway connecting to Race Track Road in the vicinity of Patuxent Riding Lane.

COMMENT: Section 24-128 (b)(11)(A) states that private roads shall have a
minimum pavement width equal to the standard roadway width for secondary residential
streets and be constructed to public standards. The City’s Standard (R-19) Secondary
Rural Roadway requires an 18-foot wide paved road surface with 4-foot paved shoulders
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and drainage swales lined with a concrete invert. Staff recommends that the applicant
demonstrate that the required improvements can be made within a 32-foot wide right-of-
way or obtain a waiver of City standards prior to final plat approval.

4. Residential Development Area

Section 24-152 (g)(2)(C) states that dwellings should not be located in the center of open
fields. In addition, Policy 1, Strategy #4 (a) of the 2006 Bowie and Vicinity Master Plan’s Rural
Tier guidelines states that “houses should be set back a minimum of 100 feet from public rights-
of-way to preserve scenic viewsheds, wooded areas, open fields, and ridge lines.” In addition,
Section 24-152 (g)(3)(C) states that dwellings should be sited to avoid the rears being oriented
toward the fronts of other dwellings.

COMMENT: Staff finds that the location of proposed Lot 9 is contrary to
Conservation Subdivision Design regulations because the lot is located is the middie of an
open field, which is the most prominent feature on the site when it is viewed from Race
Track Road. To reconcile this issue, staff recommends that Lot 9 be eliminated or relocated
to the end of the private right-of-way, south of Lot 8. To address a potential incompatibility
resulting from relocation of Lot 9, the Preliminary Plan should include a condition stating
that the future dwelling on Lot 8 shall face the private right-of-way (west) such that the
dwelling on relocated Lot 9 is not facing the rear elevation of the dwelling on Lot 8. Finally,
to comply with the Rural Tier’s 100-foot setback guideline noted above and to preserve the
scenic viewshed into the site’s open field, it is recommended that a 100-foot building
restriction line on Lot 6, measured from the edge of the applicant’s roadway dedication
along Race Track Road, be shown on the final plat. An adjustment of the lot lines and lot
sizes of Lots 6-8 will be necessary to accommodate the recommended 100-foot setback.

V. Recommendation

Based on the above analysis, staff finds Preliminary Plan #4-08025 is generally in
conformance with the County Subdivision Regulations. Staff recommends APPROVAL of
Preliminary Plan #4-08025, with the following conditions and revisions to the current plans,
which are intended to bring the project into complete conformance with the County Subdivision
Regulations, the 2005 County Green Infrastructure Plan, the 2006 Bowie and Vicinity Master
Plan and the City’s Development Review Guidelines:

1. The applicant shall dedicate 40 feet of right-of-way from the centerline of Race Track
Road for future road widening along the site’s entire road frontage.

2. The applicant shall install left-turn bypass lanes on Race Track Road at the intersections
of each of the proposed private rights-of-way.

3. A note shall be added to the final plat stating that direct access from Lots 2, 5, 6 and
Conservation Lot 1 is denied except as shown on Preliminary Plan #4-08025.

4. Race Track Road shall be improved to a rural, open section design with a 12-foot wide
travel lane and a 10-foot wide shoulder for the site’s entire road frontage.
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5. In lieu of spacing street trees at regular intervals as specified in the County’s collector
road specifications, the applicant shall install the equivalent number of required street
trees near the two (2) entrances to the property from Race Track Road.

6. The applicant shall revise the Preliminary Plan to denote an on-road bicycle trail along
Race Track Road.

7. Prior to approval of the first building permit for the project, the applicant shall install
“Share the Road” bike route signs along the site’s Race Track Road frontage.

8. The applicant shall complete a Phase I archaeological investigation prior to Preliminary
Plan certification.

9. The lot area of Lot 6 shall be revised to be no less than one (1) acre.

10. The applicant shall add a note to the Preliminary Plan stating that all outdoor lighting
shall be fully shielded, full cut-off light fixtures with timing devices.

11. The applicant shall demonstrate that an 18-foot wide paved road surface with 4-foot
paved shoulders and drainage swales lined with a concrete invert can be accommodated
| within the proposed 32-foot wide rights-of-way or shall obtain a waiver from City
standards prior to final plat approval.

‘ 12. Lot 9 shall be eliminated or relocated to the end of the proposed 32-foot wide right-of-
way, south of Lot 8.

13. The future dwelling on Lot 8 shall face the private right-of-way (west) such that the
dwelling on relocated Lot 9 is not facing the rear of the dwelling on Lot 8.

14. A 100-foot building restriction line, measured from the edge of the applicant’s roadway
dedication along Race Track Road, shall be designated on Lot 6 on the final plat.

It is further recommended that a letter be sent to Prince George’s County noting that the
current inadequate school capacity in Elementary School Cluster #3, Bowie High School, Samuel
Ogle Middle School and Rockledge Elementary School must be resolved.
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