LAND USE PETITION IN THE BOWIE PLANNING AREA

Md.-National Capital Park and Planning Commission ID: Detailed Site Plan #07068
Heritage Square/Goddard School

Bowie Advisory Planning Board # 08-10 Date: July 29, 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;
X (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: Detailed Site Plan

Petitioner: AMN Development, LLC

Represented by: Mr. Arthur Horne, Esq.

Location of Petitioned Property: North side of Old Annapolis Road across from Woodcliff Road

Proposed use of Petitioned Property: 8,656 square foot day care facility for a maximum of 141 children
6 weeks to five (5) years of age

Size/Zone of Petitioned Property: 1.14 acres/zoned C-O (Commercial Office)

Date of Stakeholders Meeting: Wednesday, April 23, 2008 at 7:00 p.m.

Date of hearing before BAPB: Tuesday, June 24, 2008 and July 8, 2008 at 7:00 p.m.

. Date of hearing before City Council: Monday, August 4, 2008 at 8:00 p.m.

10. Date of hearing before County Planning Board: to be determined

11. Date of hearing before Hearing Examiner: N/A

12. Date of hearing before District Council: -

LN

woONG

Notices/Legal Date Number of Mailing/Signs
Notice sent to Adj. Properties: 4/9/08 & 6/10/08 & 7/1/08 27

Notice sent to Parties of Record n/a

Date Signs Posted: 4/9/08 & 6/10/08 & 7/1/08 1

Date Legal Sent.: NA

Date Legal Appeared: NA

RECOMMENDATIONS:

13. Department of Planning & Economic Development Recommendation:

The Department of Planning & Economic Development staff recommends DISAPPROVAL of Detailed Site
Plan #4-07068 as stated in the staff report and attached Continuance memo.

14. Bowie Advisory Planning Board Recommendation:

The Bowie Advisory Planning Board recommends APPROVAL of Detailed Site Plan #4-07068 with conditions
as stated in the attached BAPB memo.




City of Bowie

2614 Kenhill Drive
Bowie, Maryland 20715

MEMORANDUM

TO: City Council

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

SUBJECT:  Detailed Site Plan #07068
Heritage Square/Goddard School

DATE: July 18, 2008

The Bowie Advisory Planning Board (BAPB) met on Tuesday, June 24, 2008, to review
an application for a Detailed Site Plan (#07068) and continued their hearing from June 24, 2008,
on Tuesday, July 8, 2008, to review new information regarding grading of the site and possible
acceleration/deceleration lanes on Old Annapolis Road. The applicant, AMN Development,
LLC, is proposing to locate an 8,656 square foot day care center for a maximum of 141 children
on a lot having 1.14 acres. The property is zoned C-O (Commercial Office) and is located on the
north side of Old Annapolis Road across from Woodcliff Road.

BAPB Meeting of June 24, 2008
Staff Presentation

Senior Planner Elizabeth Chaisson gave a PowerPoint presentation of the project, noting
that the property is wholly located within an identified ‘gap’ in the Countywide Green
Infrastructure Network. She stated that staff was recommending disapproval of the plan because
it did not meet the findings for a variance and it did not represent a reasonable alternative for
satisfying the site design guidelines of Section 27-274 of the Zoning Ordinance with regard to the
grading.

Ms. Chaisson reviewed the staff report, noting some corrections regarding the variance
request on page six (6) of the report. She stated that the applicant had just received a preliminary
approval of Alternative Compliance from the Landscape Manual for locating a retaining wall
greater than six (6) feet high within the 40-foot landscape side yard buffer area adjacent to the
railroad tracks. Final approval of Alternative Compliance requires the County Planning
Director’s signature. Ms. Chaisson noted that a variance was still required for locating a retaining
wall greater than six (6) feet high within the 25-foot Zoning Ordinance rear yard setback area.
She reviewed the sections of the report regarding the variance findings. Ms. Chaisson stated that
staff still believed that the development proposal did not meet the third variance criterion for the

MAYOR G. Frederick Robinson MAYOR PRO TEM Todd M. Turner
COUNCIL Dennis Brady ¢ James L. Marcos ¢ Diane M. Polangin # Isaac C. Trouth ¢ Geraldine Valentino-Smith CITY MANAGER David J. Deutsch
City Hall (301) 262-6200 FAX (301) 8019-2302 TDHD (301) 262-5013 WEB www.cityothowic.org



BAPB Report 2 Detailed Site Plan #07068
July 8, 2008 Meeting Heritage Square/Goddard School

five (5) foot setback from the rear property line because the current proposal would substantially
impair the intent, purpose, and integrity of the Master Plan with regards to allowing a ‘gap’ in the
Green Infrastructure Network to be regarded with an excessive amount of fill, which would not
preserve or enhance the existing environmental features on the site.

M:s. Chaisson stated that the applicant complied with all of the other Annexation
Agreement requirements except for the acceleration/deceleration lane requirement at the entrance
to the site. She noted that even though Old Annapolis Road was no longer the busy thoroughfare
that it was when the Annexation Agreement was signed, the applicant was obligated to request
the lane from the State Highway Administration (SHA) because it was a requirement of the
original agreement.

In conclusion, Ms. Chaisson said that staff was recommending disapproval of the project
mainly because the grading was excessive resulting in a 16-foot high retaining wall, which
required a variance from the Zoning Ordinance. She referred the BAPB to the section of the staff
report that discussed the site design guidelines for grading noting that staff believed that given the
location of the site within the Green Infrastructure Network, a more environmentally sensitive
development proposal should be employed.

Applicant Presentation

Mr. Arthur Horne, attorney with Shipley & Horne representing the applicant, introduced
members of the applicant’s team stating that the team disagreed with Ms. Chaisson’s disapproval
recommendation primarily because they believed that the grading was the best that could be
accomplished given the unique characteristics of the site. Mr. Horne noted that a variance
allowing a 19,000 square foot office building to be built on the site had previously been approved
by the City. Mr. John Bassert, a landscape architect with Ben Dyer Associates, discussed how the
grading was the minimum that could be achieved on the site considering the slope and the
development program. He also noted that the design of the triangular parking lot allowed patrons
to turn around safely if there was no parking available rather than backing out of the parking lot
onto Annapolis Road. Mr. Bassert stated that the 90 degree parking lot design recommended by
staff would not allow for room for trucks to turn around. Mr. Barry Caison, an engineer with
Ben Dyer Associates, referred to Condition #9 of the Annexation Agreement noting that this
requirement was no longer necessary now that Annapolis Road has been rerouted and Old
Annapolis Road is no longer well traveled. Mr. Reggie Baxter, a planner with Shipley & Horne,
disagreed with staff’s analysis that the proposal did not meet the third variance criterion noting
that the proposal enhances the West Bowie Activity Center which is part of the approved Master
Plan for the area.

Citizen Participation

No residents attended the hearing.

Comments by BAPB Members

Ms. Deidre Trass stated that the applicant’s reasoning behind the current grading for the
property was that it was more economical, which did not address whether or not it was
environmentally sensitive. She agreed that the acceleration/deceleration lanes may no longer be
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necessary and may not be required by SHA. In addition, she stated that there was too much
asphalt in the parking lot and the applicant could show less parking on the site as recommended
by staff. Mr. Raymond Loftin agreed that there was no longer a lot of traffic on Old Annapolis
Road so the acceleration/ deceleration lanes may no longer be necessary. Mr. James Golato
questioned whether or not the site was suitable for a day care center. Ms. Chris Hedman also
questioned the need for acceleration/deceleration lanes. There was a general discussion regarding
the grading and it was decided that a City engineer should review the plans and give his/her
opinion on whether it was the best solution given the development proposal.

BAPB Motion:

Mr. Loftin made a motion to continue Detailed Site Plan #07068 until the July 8, 2008
hearing pending receipt of a copy of the letter from the applicant to SHA requesting
acceleration/deceleration lanes and an opinion from the City engineer regarding the proposed
grading. Ms. Trass seconded the motion and it passed unanimously.

BAPB Meeting of July 8, 2008
Staff Presentation

Because some members of the Board were not present at the last meeting where the case
was continued, Senior Planner Elizabeth Chaisson quickly reviewed the PowerPoint presentation
of the project. She noted that the case was continued so the applicant could send a letter to the
State Highway Administration (SHA) requesting acceleration/deceleration lanes as required by
the Annexation Agreement and City could refer the plan to the City engineer to determine
whether or not the grading of the site was ‘extensive’ from an engineering perspective. She
reminded the Board that staff recommended disapproval of the plan because it did not meet the
findings for a variance and it did not represent a reasonable alternative for satisfying the site
design guidelines with regard to the grading.

Ms. Chaisson reviewed the staff memorandum to the BAPB dated July 3, 2008 (copy
attached) and noted that staff had received written documentation that afternoon from the
applicant to SHA that included a discussion of possible acceleration/deceleration lanes on Old
Annapolis Road. She then reviewed the information received from the City engineering
consultant, Mr. Bruce Beasman of Frederick Ward, regarding the grading. Ms. Chaisson repeated
the question posed to the consultant: “Is this grading the best that can be achieved to
accommodate the Goddard prototype on this site?”” She stated that the consultant agreed with the
applicant that the constraints of the site were limiting and that it was “all that could be done”.

Ms. Chaisson noted that, in response to the second question, “Can this site be developed
in a more environmentally sensitive manner?” the City’s consultant replied that a “two story
building would be very expensive for so small a footprint” and that Goddard probably had “strict
criteria governing” play areas. She stated that staff concluded that if the current development
proposal must be developed on the site, then the grading plan is the best that can be achieved
given the circumstances, however the development proposal does not respect the environmental
context of the property within the Green Infrastructure Network. As an example, Ms. Chaisson
noted that the prototype for a typical McDonald’s restaurant in a suburban context may be
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perfectly acceptable, but when located in Georgetown or another historic setting, one expects the
McDonald’s prototype to adapt to the historical context. The same should be true of a
prototypical building located on an environmentally sensitive site. The prototype should adapt to
the environmental context; the environment should not have to adapt to the prototype.

In conclusion, Ms. Chaisson stated that the grading had not been performed to minimize
disruption to existing topography, grading had not minimized environmental impacts to the extent
practicable, and excessive grading of hilltops and slopes had not been avoided where there are
reasonable alternatives. Therefore, she concluded that the proposed design did not represent a
reasonable alternative for satisfying the site design guidelines of the Zoning Ordinance.

Ms. Chaisson reiterated that only two of the three findings required for a variance from
the rear yard setback requirements had been met, because the variance would substantially impair
the intent, purpose, or integrity of the Bowie and Vicinity Master Plan. The Master Plan
specifically stated that the primary Collington Branch corridor was to be protected during the
development review process “to ensure the highest level of preservation and restoration possible,
with limited impacts, for essential development elements.” She stated that the variance would
allow an identified ‘gap’ in the Green Infrastructure Network “to be regraded with an excessive
amount of fill, which will not preserve or enhance the existing environmental features on the
site.” In conclusion, Ms. Chaisson said that the grading was excessive and the overall height of
the retaining walls should be shorter than the requested 16-foot height.

Applicant Presentation

Mr. Robert Antonetti, attorney with Shipley & Horne representing the applicant,
introduced himself noting that he was temporarily filling in for Mr. Arthur Horne as the attorney
for the project since Mr. Horne was not able to attend. He stated that he disagreed with Ms.
Chaisson’s disapproval recommendation primarily because both the applicant and the City
engineer believed that the grading was the best that could be accomplished given the unique
characteristics of the site. Mr. Antonetti noted that a variance allowing a 19,000 square foot
office building to be built on the site had previously been approved by the City. He also
disagreed with staff’s analysis that the proposal did not meet the third variance criterion, noting
that the proposal enhances the West Bowie Village Activity Center, which is an essential part of
the approved Master Plan for the area. Mr. Antonetti noted that the site had retained its
commercial zoning and it was clear that the site was designated only as a ‘gap’ in the Green
Infrastructure Network, not an ‘evaluation’ or ‘regulated’ area.

Citizen Participation

No residents attended the hearing.

Comments by BAPB Members

e Chairman Toussaint Gaskins asked whether the applicant could provide a retaining
wall that was shorter than 16 feet. Mr. Antonetti answered negatively, noting that they
would have to cut and remove more dirt, which would impact the tree stand and not be a
practical solution. Ms. Chaisson stated that the site is naturally sloping and that the
applicant is essentially filling the slope with dirt from the berm that SHA had deposited
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next to Old Annapolis Road when they were building the new bridge. Mr. Barry
Caison, the applicant’s engineer with Ben Dyer and Associates, said that this was not
true. He explained the computerized cut and fill analysis, noting that the site was fully
“palanced” (no dirt was removed or brought to the site) in the original site plan, which
showed a 20-foot high retaining wall only five feet from the eastern property line. Mr.
Caison stated that they now needed to export 1,000 cubic yards of dirt from the site since
they had moved the retaining wall 30 feet back from the eastern property line.

e Ms. Chris Hedman wanted to know what the grade was at street level and what
material the retaining wall would consist of. Mr. Caison replied that it was 2:1 and
that the entrance had to be regraded so that it was essentially flat (1-2%). He noted that
the grade of the existing sewer and storm drain in Old Annapolis Road restrict the
grading of the parking lot. Mr. Caison stated that the wall would be interlocking masonry
material.

e Mr. Scott Willis questioned why the applicant had chosen this site and whether
there were any contingency plans to locate on another site if they were disapproved.
He also inquired about the number of jobs it would generate and when it would
open for business. Ms. Nita Armstrong, owner and applicant, stated that they purposely
chose a site in Bowie to introduce the Goddard School type to Prince George’s County.
If the project is approved in the next few months, they expect to employ 25 to 30 people
by next year when they would open.

e Chairman Gaskins asked City Counsel what the rights of appeal for the applicant
were. Ms. Karen Ruff, City Attorney, reminded the Board that they were an advisory
body to the City Council, who recommended positions to the County Planning Board.
Because the District Council makes the final decision, the County decision could be
appealed, not the City recommendation.

Mr. James Golato noted that most of his questions had been answered. He agreed with
the applicant that this was the best plan that could be achieved and that the export of soil had been
limited and trees had been saved.

BAPB Motion:

Mr. Golato made a motion to approve Detailed Site Plan #07068. Mr. Scott Willis
seconded the motion. Ms. Chaisson reminded the Board that they could approve the plan with
conditions, if they desired. Chairman Gaskins asked Ms. Chaisson to review possible conditions
as recommended in the staff report. Ms. Chaisson went through the staff report noting all of the
locations where the report said “staff recommends”.

Mr. Antonetti objected, noting that the applicant had not had time to review possible
conditions. The Board reminded Mr. Antonetti that the applicant had agreed with many of staff’s
recommendations at the last hearing where Mr. Arthur Horne had presided. Chairman Gaskins
noted that the Board had previously discussed reducing the number of parking spaces on the plan
and had concluded that the Board would not recommend further reduction. Mr. Antonetti stated
that the applicant had already reduced the number from the original plan by two (2) parking
spaces.
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Mr. Golato amended his motion to include nine (9) of the ten (10) possible conditions
identified by staff in the report, omitting the recommendation to reduce the number of parking
spaces. He also noted that the proposal is a reasonable alternative to satisfying the site design
guidelines because lowering the wall will result in further export of soil from the site and the
current design saves trees. Mr. Golato stated that the proposal meets the third criterion for a
variance because it has the least amount of impact on the Green Infrastructure Network gap as is
practicable and is the best proposal that can be achieved according to the City engineering
consultant, Mr. Bruce Beasman. Mr. Raymond Loftin seconded the motion to amend the original
motion to include the agreed upon conditions, and it passed unanimously. Therefore, the BAPB
recommends APPROVAL of DSP #07068, with the following conditions:

1. The flat roof area shall be light reflective and energy sensitive.

2. More native shrubs shall be introduced to the plan such that 50% of the shrubs are non-
invasive, native or native hybrid.

3. A note shall be added to the site plan that all lighting shall have timing devices to be
more energy efficient.

4. A photometric plan of the site shall be submitted showing that there is no offsite light
spillover.

5. Full cut-off, fully shielded lights with timing devices shall be mounted on the top of any
sign.

6. The applicant shall provide sidewalk connectivity between the building on the site and
the adjoining planned trail.

7. The parking lot shall be redesigned to a regularly shaped 90 degree parking lot that will
reduce the heat island effect, stormwater runoff and non-point source pollution.

8. The dumpster shall be designed to match the proposed building such that the concrete
block wall is faced with brick at least along the side facing Old Annapolis Road.

9. The dumpster gates shall be of natural materials and the walls and gates shall be eight (8)
feet high.
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MEMORANDUM

TO: Bowie Advisory Planning Board

VIA: Joseph M. Meinert, AlCPi,?’WA“
Director of Planning and Economic Development

FROM: Elizabeth Chaissorﬁ(//
Senior Planner

SUBJECT:  Detailed Site Plan (DSP) #07068
Heritage Square Day Care Center

DATE: July 3, 2008

I. Background

The above detailed site plan was reviewed by the Bowie Advisory Planning Board
(BAPB) on June 24, 2008. During the hearing, the BAPB determined that the applicant needed to
send a letter to the State Highway Administration (SHA) requesting acceleration/deceleration
lanes as required by the Annexation Agreement and more information was needed regarding
whether or not the grading of the site was ‘extensive’ from an engineering perspective. Staff
recommended DISAPPROVAL of the plan because the site plan did not meet all of the findings
for a variance and did not represent a reasonable alternative to the site design guidelines with
regard to grading. Staff suggested that a different building prototype that was better suited to a
sloping site would be more appropriate on this environmentally sensitive lot, which is located in
the County and City Green Infrastructure Network. The BAPB continued the public hearing to
July 8, 2008, in order to receive the above information.

1I. Acceleration/Deceleration Lane

The applicant is working on a written request to SHA regarding the use of acceleration/
deceleration lanes at the entrance to the site.

1I1. Grading

Staff referred the site plan to both the City’s Public Works Department and engineering
consultant, Frederick Ward & Associates, to ascertain whether the site could be graded in another
way. The consultant from Frederick Ward & Associates, Bruce Beasman, wrote the following e-
mail dated July 1, 2008, in response to the question, “Is this grading the best that can be achieved
to accommodate the Goddard prototype on this site?”:
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e “My opinion is the engineer has done about all that can be done for this site
considering its constraints. Even so, the site still has a net export of 1000
cubic yards of soil according to Barry Caison of Ben Dyer. Lowering the site
(using this prototype) in order to lower the height of the retaining wall, if it
can be done, will only result in more export [of soil]. The constraints of the
site are its boundary configuration, the limited location for the road entrance
(which sets the starting grade of the site), the presence of the existing WSSC
force main across the western portion (which limits cut over it), the
underground SWM facilities which must be sized for the site but also be able
to flow to the storm drain manhole out front, setback lines, and the site’s
existing topography which is dominated by a sharp high point near the
middle. The retaining wall is high, yes, but it also saves trees. The wall is
facing the railroad anyway, and it is screened by the existing saved forest.”

In the same e-mail, the engineer Bruce Beasman also wrote the following in response to
the question, “Can this site be developed in a more environmentally sensitive manner? (Is the site

‘developable’ with another type of building/layout that requires less extensive grading and a
shorter retaining wall?)”:

e “Will a different shape of building prototype help the site? Perhaps, but
probably not much. If you are talking of a two story building, this would be
very expensive for so small a footprint, so the economic viability of the
project comes into question. There are other considerations such as the
location and slope of the play area — I’m sure Goddard has strict criteria
governing this for child safety purposes.”

The following site design guidelines from Section 27-274(a)(7)(A) apply to this request:

® Grading should be performed to minimize disruption to existing topography
and other natural and cultural resources on the site and on adjacent sites.

e To the extent practicable, grading should minimize environmental impacts.

¢ Excessive grading of hilltops and slopes should be avoided where there are
reasonable alternatives that will preserve a site’s natural landforms.

Staff concludes that if the current development proposal must be developed on the site,
the grading plan is the best that can be achieved given the circumstances. However, staff
maintains that as currently designed, the development proposal neither respects the environmental
context of the property within the Green Infrastructure Network nor complies with the site design
guidelines of the Prince George’s County Zoning Ordinance, because:

e Grading has NOT been performed to minimize disruption to existing
topography and other natural resources on the site and on the adjacent City-
owned property. Grading has essentially flattened the site out to
accommodate a one-story building, play area, and parking lot that are all at
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approximately the same elevation resulting in a 16-foot high retaining wall
on the northeastern corner of the site.

e To the extent practicable, grading has NOT minimized environmental
impacts because the site could be developed without flattening the slope and
constructing a 16-foot high retaining wall by utilizing the slope and/or by
revising the building design for a sloped site.

e Excessive grading of hilltops and slopes has NOT been avoided where there
are reasonable alternatives that will preserve a site’s natural landforms
because the prototypical building and play area could be redesigned to adjust
to the natural contours of the site.

Iv. Revised Variance Findings

The applicant has requested a variance from the rear yard setback requirements regarding
walls and fences (Section 27-447 and 27-462(b) of the Prince George’s County Zoning
Ordinance) in order to locate a retaining wall that is 16 feet high at the northeast corner, within
the setback area. A variance of 20 feet from the required 25-foot setback from the northern rear
yard line has been requested. Because this variance request is being submitted in conjunction
with a DSP, the District Council is the approving authority.

In accordance with Section 27-230, a variance may only be granted when the Planning
Board finds that:

1. “A specific parcel of land has exceptional narrowness, shallowness, or shape,
exceptional topographic conditions, or other extraordinary situations or conditions.”

Comment: The property is an exceptionally shallow, triangular shaped lot with a width of
more than 500 feet along Old Annapolis Road. The rear lot line varies from 110 to 140 feet
deep from the front lot line in the area where the building is proposed. The lot is even
narrower west of the building where the proposed parking is located. The applicant
indicates in the Statement of Justification that the property has exceptional topographic
conditions. Staff finds that, according to the site plan, the property slopes steeply from west
to east from an elevation of 180 feet to 152 feet at its northeastern corner adjacent to the
railroad tracks, which are located east of the property at an elevation of 144 feet. In other
words, on the deeper eastern half of the property, there is a 36-foot drop within
approximately 210 feet, or a slope of 1:5, while the shallower western half of the property is
less steeply sloped. Therefore, this criterion for the five (5) foot setback from the rear
property line has been met.

2. “The strict application of the Zoning Ordinance will result in peculiar and unusual
practical difficulties to, or exceptional or undue hardship upon, the owner of the

property.”

Comment: The applicant indicates in the Statement of Justification that the shallowness
and shape of the lot and exceptionally steep topographic conditions require an unusually
tight development envelope, which results in exceptional hardship upon the owner of the
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property. Staff finds that the exceptional shallowness of the property necessitates a very
shallow building, which the applicant has proposed, as well as a retaining wall, due to the
exceptional topographic conditions, that is located at least 25 feet from the rear yard line.

" Staff finds that the applicant is not able to comply with the 25-foot setback because such a
setback would create an exceptionally shallow play area. Staff notes that the 25-foot rear
yard setback is required because the O-S zone adjacent to the rear of the site is a residential
zone requiring a deep rear yard setback when, in fact, no residential development is located
north of the site because the property is a passive recreation area owned by the City. Under
the circumstances, staff finds that the adjacent City-owned property to the north will not be
adversely affected if a retaining wall greater than six (6) feet in height is located only five (5)
feet from the wooded property line since no development is currently located there. The
City does plan to locate a future City trail along the northern property line in alignment
with the adjacent and cleared WSSC 20-foot wide easement. However, the future trail is
still conceptual in nature and there is adequate room available to set the trail back from the
property line such that the retaining wall does not overly impose its height upon the future
trail.

Therefore, staff finds that considering the shallowness of the lot and the exceptional
topography, locating the retaining wall only five (5) from the rear property line is a more
practical solution than adhering to the strict application of the Zoning Ordinance, which
would result in both practical difficulties to and undue hardship upon, the owner of the
property with regards to the design and size of the proposed play area. Based on the
above, this criterion for the five (5) foot setback from the rear property line has been met.

3. “The variance will not substantially impair the intent, purpose, or integrity of the
General Plan or Master Plan.”

Comment: The subject property is located within the commercial C-O zone, which is
adjacent to the residential O-S zone to the west and north, the commercial C-M zone to the
south, and the commercial and industrial C-O and I-1 zones to the east. The applicant
notes in their Justification Statement that the 2006 Bowie and Vicinity Master Plan includes
the subject property as part of the designated West Bowie Village Activity Center, which
envisions a mixed-use center with commercial, office and residential uses. Staff notes that
the Master Plan also designates this site as a gap in the environmentally sensitive Green
Infrastructure Network, which contains the primary Collington Branch corridor. As cited
by the applicant, this property has exceptional topographic conditions. Staff finds that the
eastern end of the property may not be suitable for development, due to its exceptional
topographic conditions and location in the Collington Branch corridor, which has been
identified as being environmentally sensitive. The 2006 Bowie and Vicinity Master Plan
Environmental Infrastructure guidelines states

Policy 1 “Protect, preserve and enhance the identified green infrastructure network
within the master plan area.”

Strategy 1 “Use the designated green infrastructure network to identify
opportunities for environmental preservation and restoration
during the development review process.

Strategy 2 “Protect primary corridors (Patuxent River and Collington
Branch) during the development review process to ensure the
highest level of preservation and restoration possible, with
limited impacts, for essential development elements.”
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Staff finds that the shallowness of the site and the exceptional topographic
conditions make it difficult to develop the site without creating retaining walls, but the
overall height of the retaining walls can be shorter than the requested 16-foot height
depending on the design of the cut and fill. Therefore, staff concludes that the variance will
substantially impair the intent, purpose, and integrity of the Master Plan because it will
allow a ‘gap’ in the Green Infrastructure Network to be regraded with an excessive amount
of fill, which will not preserve or enhance the existing environmental features on the site.
Therefore, this criterion for the five (5) foot setback from the rear property line has NOT
been met.

V. Recommendation

Based on the above analysis, staff finds that the applicant meets only two out of three of
the findings required for a variance and approval of DSP #07068 does NOT represent a
reasonable alternative for satisfying the site design guidelines with regards to grading because
development located in the Green Infrastructure Network should be designed to respect the
environmental context of the given site. Staff therefore continues to recommend
DISAPPROVAL of DSP #07068.
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MEMORANDUM
TO: City Council
~
FROM: David Deutsch%
City Manager

SUBJECT:  Detailed Site Plan (DSP) #07068
Heritage Square Day Care Center

DATE: July 18, 2008

I. General Information

Applicant/Owner: AMN Development, LLC

Project Name: Heritage Square Day Care Center

Location: North side of Old Annapolis Road across from Woodcliff Road (see Attachment #1).
Acreage/Zoning: 1.14 acres/C-O (Commercial Office) (Attachment #2)

Adjacent Land Uses/Zoning: North: Undeveloped City-owned land and a tributary of
Collington Branch, zoned O-S (Open Space).
South: Woodcliff Road commercial development, zoned C-M
(Commercial Miscellaneous).
East: CSX railroad tracks, Gallant Fox commercial, zoned C-O
and I-1 (Light Industrial).
West: Undeveloped City-owned land, zoned O-S.

Existing Land Use: Wooded, undeveloped site (see Attachment #3).

Proposed Land Use: 8,656 square feet day care facility for a maximum of 141 children (see
Attachment #4).

Countywide Green Infrastructure Plan: The site is wholly located in the Countywide Green
Infrastructure Network (see Attachment #5).
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City Hall  (301) 262-6200 FAX (301) 809-2302 TDD (301) 262-5013 WEB www.cityotbowic.org
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Master Plan: The 2006 Bowie and Vicinity Master Plan identifies the area as part of the
Developing Tier.

Sectional Map Amendment: The 2006 Bowie and Vicinity Sectional Map Amendment retained
the property in the C-O zone.

1. Background/Proposal

This Detailed Site Plan (DSP) application is for 33 parking spaces and a one-story 8,656
sq. ft. day care facility for a maximum of 141 children. The 1.14 acre site is located on the north
side of Old Annapolis Road across from Woodcliff Road. There is one access point to the site via
Old Annapolis Road opposite the Woodcliff Road entrance.

The site plan shows 31 standard sized parking spaces and two (2) van accessible
handicapped spaces (see Attachment #4). The minimum required parking for the site as per
Section 27-568(a) is 18 parking spaces. The site is currently an undeveloped, wooded lot
bordered by Annapolis Road on the south side, City-owned woods on the north and west sides
and train tracks on the east side. The building will be one (1) story (see Attachment #6).

The parking area is triangularly shaped with 33 parking spaces surrounded by shade trees.
There is a row of shrubs between the parking area and Old Annapolis Road and the light fixture
type for the parking lot is a fully shielded, full cut-off fixture.

The architectural facade for the project has brick facing on all four (4) sides with a
shingled, hip roof and widow’s walk on the apex of the flat roof, which is 28 feet high. A
prototypical photo of the building shows a brick building with white trim and details. There is
white picket fencing around the widow’s walk, which hides the mechanical equipment located in
the center of the roof. The signage consists of blue channel letters on a white building canopy
over the front entrance.

II1. Analysis

A DSP may be approved in accordance with Section 27-285(b)(1) if the County Planning
Board finds that the plan: (A) is designed in accordance with Section 27-462.02 and (B)
“represents a reasonable alternative for satisfying the site design guidelines...” in accordance
with Section 27-274 of the Zoning Ordinance.

Staff has also reviewed and evaluated the DSP for conformance with the approved 2006
Bowie and Vicinity Master Plan, the Bowie Development Review Guidelines, and the 1986
Annexation Agreement.

A. Specific Requirements for a Day Care Center
As per Section 27-461(b) of the County Zoning Ordinance, the Table of Uses permits day

care centers for children in the C-O zone only in accordance with Section 27-462.02, which
requires detailed site plan approval and conformance with additional site design standards,
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including a minimum amount of square feet of play area per enrolled child and adequate shade
and fencing.

Comment: The applicant has proposed a 7,500 square foot play area in accordance with
the 75 square foot per child minimum day care requirement for 50% of the student
population, in addition to providing two (2) shade structures and six (6) foot high fencing
around the play area. Therefore, the requirements of Section 27-462.02 have been met.

B. Site Design Guideline Conformance
1. Architecture/Green Building

As per the Bowie Development Review Guidelines, all projects “are encouraged to
incorporate Green Building concepts and demonstrate sustainable and responsible land use
practices” and “buildings should consist of environmentally conscious, regionally available,
building materials and construction waste should be minimized and recycled to the fullest extent
possible. Energy efficiency should be maximized and water consumption minimized.” The
approved 2006 Bowie and Vicinity Master Plan states that overall energy consumption should be
reduced and environmentally sensitive building techniques should be implemented. The Master
Plan includes the following guideline from the Environmental Infrastructure chapter, Policy 4:
“...New building designs should strive to incorporate the latest environmental technologies in
project buildings and site design...”(See Attachment #7)

Comment: Staff notes that the property is wholly within the County and City Green
Infrastructure Network and that environmental sensitive site design techniques should be
employed. The applicant provided a report of all of the green features the project will
employ, noting that recycled material will be used during construction and that low E
insulated glazing will be used on the glass windows and that energy efficient lighting,
heating, ventilating and air conditioning will be utilized, as well as low flush toilets and
conservation landscaping. The color of the flat roof area containing the mechanical
equipment has not been specified. Staff recommends that it be light reflective and energy
sensitive.

2. Grading

Section 27-274(a)(7)(A) of the site design guidelines requires the following: “Grading
should be performed to minimize disruption to existing topography and other natural and cultural
resources on the site and on adjacent sites. To the extent practicable, grading should minimize
environmental impacts.” In order to fulfill this goal, “excessive grading of hilltops and slopes
should be avoided where there are reasonable alternatives that will preserve a site’s natural
landforms”. The applicant has proposed to grade the site such that there will be a 16-foot high
retaining wall only five (5) feet from the northern property line and 30 feet from the eastern
property line that abuts the railroad tracks. (See Attachment #8) The applicant is required to
provide a 30-foot landscape buffer yard along the easterly side property line in accordance with
the Landscape Manual requirements because of the abutting railroad tracks. A minimum of 120
plant units must be located in the buffer yard area and, in accordance with Section 27-447, all
buildings and retaining walls greater than six (6) feet in height must be set back at least 40 feet
from the easterly side property line abutting the railroad tracks.
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Comment: Staff finds that the extensive grading of the naturally sloping site has resulted in
a proposed retaining wall that is more than six (6) feet high, requiring Alternative
Compliance from the 40-foot minimum County Landscape Manual setback requirements
along the eastern side property line and a variance from the 25-foot minimum Zoning
Ordinance setback requirements from the northern property line. Staff notes that, while
the site is surrounded by undeveloped land on both the east and north sides, it is designated
as a ‘gap’ within the County and City Green Infrastructure Network. Therefore,
environmentally sensitive site design techniques that will result in less extensive grading to
the site should be employed. Staff recommends less fill on the easterly side of the site such
that the height of the retaining wall is lower than 16 feet.

3. Landscaping

Section 27-282(e) of the Zoning Ordinance states that the submittal requirements for a
DSP must include a landscape plan prepared in accordance with the provisions of the Landscape
Manual. The Manual requires a total of 25 trees and 105 shrubs on this site and the applicant has
submitted a plan that includes the minimum amount of landscaping. While shade trees have been
evenly spread throughout the parking lot to help counter the heat island effect and more than 50%
of the trees are native, only 8% of the shrubs are native (see Attachment #9). As per the Bowie
Development Review Guidelines, commercial sites should include a minimum of 50% non-
invasive, native or native hybrid plants in their plant schedule. Also, in accordance with the
approved 2006 Bowie and Vicinity Master Plan, “conservation landscaping techniques that
reduce water consumption and the need for fertilizers or chemical applications” (see Attachment
#7) should be encouraged.

Comment: Because this site is within the City and County Green Infrastructure network,
staff recommends that more native shrubs be introduced such that S0% of the shrubs are
non-invasive, native or native hybrid. Staff recommends substituting the Vernal Witch
Hazel with the native American Witch Hazel. While the Glossy Abelia is not labeled as
invasive, it is known to spread, so staff recommends substituting for it with the Northern
Spicebush. Since there are so many Spreading Euonymous and Heavenly Bamboo
proposed, staff recommends substituting two (2) or three (3) natives, such as the Dwarf
Azalea or Highbush Blueberry, for these two shrubs.

4. Lighting

Section 27-274(a)(3)(A) of the site design guidelines requires that adequate illumination
be provided for uses permitting nighttime activities. In order to fulfill this goal, “the pattern of
light pooling should be directed on-site”. As per the Bowie Development Review Guidelines, all
outdoor lighting, including ornamental fixtures, should be efficient but not excessive and,
wherever possible, reduce glare and minimize light pollution and light trespass. Outdoor lights
should be fully shielded, full cut-off fixtures with timing devices. The applicant has proposed
one (1) type of full cut-off light fixture for the parking lot with a maximum height of 25 feet,
which is shorter than the overall height of the proposed building. There is no photometric plan of
the site to prove that there will not be any excessive light spillover. No accent or decorative
lighting has been proposed.

Comment: The applicant has submitted details of the outdoor lighting fixtures, which is
limited to lighting for the parking lot. Staff recommends that a note be added to the site
plan that all lighting shall have timing devices to be more energy efficient. Since the site is
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located in the City and County Green Infrastructure network, staff also recommends that a
photometric plan of the site be submitted showing that there is no offsite light spillover
prior to the County Planning Board approval of the DSP. In addition, in order to avoid
light pollution in the sky, staff recommends that full cut-off, fully shielded lights with timing
devices be mounted on the top of any proposed signage.

5. Parking, Loading, Circulation

Section 27-274(a)(2) of the site design guidelines requires that “vehicular and pedestrian
circulation on a site should be safe, efficient and convenient...while minimizing the visual impact
of cars.”

In order to fulfill this goal, the Zoning Ordinance states that:

e Special areas for van pool, car pool, and visitor parking should be
located with convenient pedestrian access to buildings;

e Pedestrian access should be provided into the site and through
parking lots to the major destinations on the site; and,

e Crosswalks for pedestrians that span vehicular lanes should be
identified by the use of signs, stripes on the pavement, change of
paving material, or similar techniques.

As per the Bowie Development Review Guidelines, the use of decorative paving is encouraged at
pedestrian crossings.

Comment: Staff notes that a City trail is planned along the WSSC right-of-way adjoining
the site’s rear lot line within Pope’s Creek Park. Therefore, staff reccommends that the
applicant provide sidewalk connectivity between the building on the site and the adjoining
planned trail.

In order to further fulfill the goal of Section 27-274(a)(2)(A), “large, uninterrupted
expanses of pavement should be avoided or substantially mitigated by the location of green space
and plant materials within the parking lot...” As per the Bowie Development Review Guidelines,
landscaping should be provided in sufficient quantities and distribution to visually break parking
row masses and achieve adequate tree canopy coverage (increase shade) to minimize the “heat
island effect”. In addition, Low Impact Development (LID) techniques should be incorporated
into parking areas to reduce stormwater runoff and non-point source pollution. In accordance
with the approved 2006 Bowie and Vicinity Master Plan, LID techniques should be employed “to
the extent possible™ (see Attachment #7) and the number of parking spaces should be minimized
and “alternative parking methods that reduce the area of impervious surfaces” (see Attachment
#7) should be provided. Tree plantings should be established “adjacent to and within areas of
impervious surfaces” to ensure “an even distribution of tree planting to provide shade to the
maximum amount of impervious areas possible.” (See Attachment #7)

Comment: Staff finds that the applicant has provided 15 more parking spaces than
required, or 33 spaces, when only 18 are required. According to the Goddard School
website, the school suggests a minimum of 30 parking spaces as a guideline. The applicant
has proposed 31 standard sized spaces (9.5’ x 19°) and two (2) van handicapped accessible
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spaces. Therefore, staff recommends that the applicant reduce the number of on-site
parking spaces.

In addition, staff notes that the layout of the parking lot is triangular in shape causing a
large area of unnecessary asphalt to be located in the center of the lot. Staff recommends
designing a regularly shaped 90-degree parking lot that will reduce the heat island effect,
stormwater runoff and non-point source pollution similar to the R-71 standard found in the
City General Specifications and Standards for Storm Drain and Street Design and
Construction. (See Attachment #9)

6. Service Areas

Section 27-274(a)(8)(A) of the site design guidelines requires that service areas should be
accessible, but unobtrusive and such areas “should be effectively screened or enclosed with
materials compatible with the primary structure.” The applicant has screened the side of the
dumpster that faces Old Annapolis Road with shrubs and trees. The dumpster walls will be
comprised of concrete block with metal or natural gates.

Comment: Staff recommends that the dumpster be designed to match the proposed
building such that the concrete block wall is faced with brick at least along the side facing
the road. Staff also recommends that the gates be of natural materials as per the Bowie
Development Review Guidelines, and that the walls and gates be eight (8) feet high.

7. Signage

The Bowie Development Review Guidelines state that only the minimum signage
necessary should be supported (pg. 9). In accordance with the approved 2006 Bowie and Vicinity
Master Plan, high-quality signage that is compatible with its use and purpose should be provided
for. Signage placement, size, and design should be “consistent within projects and compatible
with adjacent development.”(pg. 33) The applicant has proposed 50 square feet of canopy
signage on the front fagade of the building (facing west).

Comment: The applicant has recently revised the plans such that the signage complies with
Section 27-613 and 27-614 of the Zoning Ordinance. Therefore, the signage is in
conformance with the Zoning Ordinance regulations and with the above guidelines.

C. Section 27-230 Variance Criteria from Section 27-447 and 27-462

The applicant has requested a variance from the rear yard setback requirements regarding
walls and fences (Section 27-447 and 27-462(b) of the Prince George’s County Zoning
Ordinance) in order to locate a 16-foot high retaining wall in the setback area. A variance of 20
feet from the required 25-foot setback from the northern rear yard line has been requested.
Because this variance request is being submitted in conjunction with a DSP, the District Council
is the approving authority.

In accordance with Section 27-230, a variance may only be granted when the Planning
Board finds that:

1. “A specific parcel of land has exceptional narrowness, shallowness, or shape,
exceptional topographic conditions, or other extraordinary situations or conditions.”
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Comment: The property is an exceptionally shallow, triangular shaped lot with a width of
more than 500 feet along Old Annapolis Road. The rear lot line varies from 110 to 140 feet
deep from the front lot line in the area where the building is proposed. The lot is even
narrower west of the building where the proposed parking is located. The applicant
indicates in the Statement of Justification that the property has exceptional topographic
conditions. Staff finds that, according to the site plan, the property slopes steeply from west
to east from an elevation of 180 feet to 152 feet at its northeastern corner adjacent to the
railroad tracks, which are located east of the property at an elevation of 144 feet. In other
words, on the deeper eastern half of the property, there is a 36-foot drop within
approximately 210 feet, or a slope of 1:5, while the shallower western half of the property is
less steeply sloped. Therefore, this criterion for the five (5) foot setback from the rear
property line has been met.

2. “The strict application of the Zoning Ordinance will result in peculiar and unusual
practical difficulties to, or exceptional or undue hardship upon, the owner of the

property.”

Comment: The applicant indicates in the Statement of Justification that the shallowness
and shape of the lot and exceptionally steep topographic conditions require an unusually
tight development envelope, which results in exceptional hardship upon the owner of the
property. Staff finds that the exceptional shallowness of the property necessitates a very
shallow building, which the applicant has proposed, as well as a retaining wall, due to the
exceptional topographic conditions, that is located at least 25 feet from the rear yard line.
Staff finds that the applicant is not able to comply with the 25-foot setback because such a
setback would create an exceptionally shallow play area. Staff notes that the 25-foot rear
yard setback is required because the O-S zone adjacent to the rear of the site is a residential
zone requiring a deep rear yard setback when, in fact, no residential development is located
north of the site because the property is a passive recreation area owned by the City. Under
the circumstances, staff finds that the adjacent City-owned property to the north will not be
adversely affected if a retaining wall greater than six (6) feet in height is located only five (5)
feet from the wooded property line since no development is currently located there. The
City does plan to locate a future City trail along the northern property line in alignment
with the adjacent and cleared WSSC 20-foot wide easement. However, the future trail is
still conceptual in nature and there is adequate room available to set the trail back from the
property line such that the retaining wall does not overly impose its height upon the future
trail.

Staff notes that the 40-foot side yard setback is required by the County Landscape Manual
because the property is located adjacent to the railroad tracks, which require a deep buffer
yard because of its high impact on the site. Staff finds that the applicant could comply with
the 40-foot setback requirement by reducing the size of the 33 space parking lot area on the
western side of the lot, which would increase the size of the play area’s depth on the eastern
side of the lot. As recommended in the Master Plan, such “alternative parking methods”
reduce the area of impervious surfaces. (See Attachment #7)

Therefore, staff finds that considering the shallowness of the lot and the exceptional
topography, locating the retaining wall only five (5) from the rear property line is a more
practical solution than adhering to the strict application of the Zoning Ordinance, which
would result in both practical difficulties to and undue hardship upon, the owner of the
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property with regards to the design and size of the proposed play area. Based on the
above, this criterion for the five (5) foot setback from the rear property line has been met.

3. “The variance will not substantially impair the intent, purpose, or integrity of the
General Plan or Master Plan.”

Comment: The subject property is located within the commercial C-O zone, which is
adjacent to the residential O-S zone to the west and north, the commercial C-M zone to the
south, and the commercial and industrial C-O and I-1 zones to the east. The applicant
notes in their Justification Statement that the 2006 Bowie and Vicinity Master Plan includes
the subject property as part of the designated West Bowie Village activity center, which
envisions a mixed-use center with commercial, office and residential uses. Staff notes that
the Master Plan also designates this site as a gap in the environmentally sensitive Green
Infrastructure Network, which contains the primary Collington Branch corridor. As cited
by the applicant, this property has exceptional topographic conditions. Staff finds that the
eastern end of the property may not be suitable for development, due to its exceptional
topographic conditions and location in the Collington Branch corridor, which has been
identified as being environmentally sensitive. Staff finds that the shallowness of the site and
the exceptional topographic conditions make it difficult to develop the site without creating
retaining walls, but the overall height of the retaining walls can be shorter than the
requested 16 foot height depending on the design of the cut and fill. In addition, the
applicant could reduce the parking area on the west side of the lot and move the building
and retaining wall 10 feet to the west, which would eliminate the need for Alternative
Compliance for the 40-foot County Landscape Manual setback requirement. In accordance
with Policy 2, Strategy #7, another technique is to “minimize the number of parking spaces
and provide for alternative parking methods that reduce the area of impervious surfaces.”
Therefore, staff concludes that the variance will substantially impair the intent, purpose,
and integrity of the Master Plan because it will allow a ‘gap’ in the Green Infrastructure
Network to be regraded with an excessive amount of fill, which will not preserve or enhance
the existing environmental features on the site. Therefore, this criterion for the five (5) foot
setback from the rear property line has NOT been met.

D. Annexation Agreement Conformance

A petition for Annexation and an Annexation Agreement was signed on January 21,
1986. The folio number is 6276, Book numbers 621 through 626.

As per requirement #6 of the Annexation Agreement: “The building proposed for
development on the subject property shall not exceed 19,500 square feet and shall be limited to
three stories totaling forty-five (45) feet in height.”

Comment: Staff notes that the proposed building is less than 9,000 square feet in size and is
only one-story high. Therefore, the plan is in conformance.

As per requirement #7 of the Annexation Agreement: “The revised site plan shall contain
additional landscape plantings along the eastern frontage of the subject property to provide
appropriate buffering and screening along the entire Annapolis Road frontage.”
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Comment: Staff notes that additional landscaping has been provided and the buffering and
screening of the property from Annapolis Road is appropriate. Therefore, the plan is in
conformance.

As per requirement #8 of the Annexation Agreement: “The revised site plan shall contain
one driveway entrance, located at the western end of the site, sixty (60) feet in width, positioned
and designed to facilitate anticipated turning movements to and from the subject property. The
design of said driveway entrance shall be subject to Maryland State Highway Administration
standards and subject to its review and approval.”

Comment: Staff notes that there is only one driveway entrance and it is sixty (60) feet wide
and located at the western end of the property opposite Woodcliff Road. Therefore, the
plan is in conformance.

As per requirement #9 of the Annexation Agreement: “The revised site plan shall contain
an acceleration/deceleration lane on the north side of Annapolis Road. Said lane shall be provided
by the developer of the subject property. Design of said lane shall be subject to Maryland State
Highway Administration review and approval.”

Comment: Staff notes that an acceleration/deceleration lane has not been provided and
there is no documentation that the applicant has requested said lanes from SHA. Staff
recommends that the applicant request acceleration/deceleration lanes from SHA in writing
and submit a copy of the request to the City prior to issuance of a building permit.

IV. Recommendation

Based on the above analysis, staff finds that Detailed Site Plan (DSP) #07068 is NOT in
compliance with all of the required findings and criteria. Staff therefore recommends
DISAPPROVAL of DSP #07068.

Attachments
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