LAND USE PETITION IN THE BOWIE PLANNING AREA

Md.-National Capital Park and Planning Commission ID: Zoning Map Amendment #A-10016
Hilltop Plaza Shopping Center
Bowie Advisory Planning Board # 09-07 Date: July 30, 2009

INTRODUCTORY NOTE: The proposed application is a request for approval:
X (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:
1. Nature of Petition: Zoning Map Amendment (Rezoning)
2, Petitioner: Hannah Storch
3. Represented by: Mr. Tom Haller, Gibbs and Haller
4, Location of Petitioned Property: 6800 Race Track Road (Hilltop Plaza Shopping Center) (MD

Route 450/Race Track Road Intersection)
Proposed Use of Petitioned Property: Residential Component added to Retail/Commercial
Size/Zone of Petitioned Property: 11.77 acres/Zoned: C-S-C (Commercial Shopping Center);
4.93 acres/Zoned: R-R (Rural Residential)
7. Date of Stakeholders Meeting: Wednesday, June 24, 2009
8. Date of Hearing before BAPB: Tuesday, July 28, 2009 at 7:00 P.M.
9. Date of Hearing before City Council: Monday, August 3, 2009 at 8:00 P.M.
10. Date of Hearing before M-NCPPC: TBD
1. Date of Hearing before Hearing Examiner: TBD
12. Date of Hearing before District Council: TBD

NOTICES/LEGALS Date Number of Mailing/Signs
Notice sent to Adj. Properties: 06/05/09 & 07/13/09 165

Notice sent to Parties of Record N/A

Date Signs Posted: 06/09/09 3

Date Legal Sent: N/A

Date Legal Appeared: N/A

RECOMMENDATIONS:

13. Department of Planning and Economic Development Recommendation:
The Department of Planning and Economic Development staff recommends APPROVAL.

14. Bowie Advisory Planning Board Recommendation:
The Bowie Advisory Planning Board recommends APPROVAL.

p:/hilltopplazarezoningdocketsheet.doc
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MEMORANDUM

TO: City Council

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

SUBJECT:  Zoning Map Amendment #A-10016
(C-S-C and R-R Zones to M-X-T Zone)
Hilltop Plaza Shopping Center

DATE: July 30, 2009

The Bowie Advisory Planning Board (BAPB) met on Tuesday, July 28, 2009 to review an
application for a Zoning Map Amendment (ZMA #A-10016) (rezoning) for the Hilltop Plaza Shopping
Center. This is a request to rezone the entire site to M-X-T (Mixed Use Transportation Oriented), a
mixed use zone, as recommended by the 2006 Bowie and Vicinity Master Plan and Sectional Map
Amendment, for the main purpose of adding a residential component to the overall development. The
subject site, located on the northwestern corner of the MD Route 450 (Annapolis Road)/Race Track Road
intersection, is comprised of two (2) parcels: Parcel A contains 11.77 acres, is zoned C-S-C (Commercial
Shopping Center) and is the parcel on which the existing shopping center is located; Parcel 19, is zoned
R-R (Rural Residential), contains 4.93 acres and is the location of a parking lot.

In addition to the continued renovation and redevelopment of the shopping center, currently at
167,000 sq. ft. (which is permitted to take place under the current C-S-C zoning), the applicant is
proposing to construct 24,000 sq. ft. of new retail development, bringing the total amount of
retail/commercial area to 191,000 sq. ft., and to construct up to 49 residential multi-family condominium
units on the northern portion (Parcel 19) of the site.

Presentations

Mr. Frank Stevens, of the City Planning staff addressed the Board and directed the Board’s
attention to a PowerPoint presentation regarding the application, reviewed the staff report and noted the
purposes of the M-X-T zone, and the findings cited in the staff report that need to be satisfied for approval
of a site to be placed in the M-X-T zone. Mr. Stevens concluded his presentation by stating that the staff
recommendation was for approval of the rezoning.

Mr. Thomas Haller, an attorney with the law firm of Gibbs and Haller, was in attendance to
represent the applicant (Hannah Storch). Mr. Bruce Levine, affiliated with the applicant, was also in
attendance. Mr. Haller noted that the shopping center is in the early and on-going stages of renovation
and redevelopment for the purpose of repositioning the center and attracting new and better uses. The
parking lot on Parcel 19, located to the north (behind) the retail buildings, is sparsely used. The
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Zoning Map Amendment #A-10016

Hilltop Plaza Shopping Center

remoteness and lack of use and visibility detract from the townhouses that abut Parcel 19 to the north and
west. Additionally, the elevation of Parcel 19 is higher than that of the adjacent townhouse community,
which resulted in Marquette Lane, to the west, never being extended into the subject site. The proposal of
providing a residential component to the Hilltop Plaza Shopping Center responds to a recommendation of
the 2006 Bowie and Vicinity Master Plan and Sectional Map Amendment for mixed use development in
older shopping centers along the MD Route 450 (Bowie Main Street) corridor, and it would potentially
provide synergy between the two (2) use-types. Mr. Haller noted that a detailed Justification Statement
was submitted with and in support of the application, which identified the locational criteria and
compatibility issues required to be addressed for M-X-T zoning. Parcel A, where the present retail uses
are located, is zoned C-S-C, and the renovation of those retail buildings is permitted to continue without
the rezoning request. The ZMA request is for the inclusion of the proposed residential component,
pursuant to the 2006 Bowie Master Plan. Should the rezoning application be approved, several
opportunities to review the entire site would be required: Conceptual Site Plan review; Preliminary
Subdivision Plan review; and, Detailed Site Plan review. Therefore, issues such as building location and
orientation, Adequate Public Facilities and architectural design, elements and materials, landscaping and
amenities, will be reviewed at the appropriate stage.

Mr. Bruce Levine addressed the Board, noting that the commercial project is being repositioned
as a value-oriented center and is gaining the attention of new retail tenants. Mr. Levine noted that the
existing Sun Trust Bank building and McDonald’s will be replaced with a new Sun Trust facility next to
the new Bank of America building; a new pad site, for possibly a Walgreen’s drug store, will be
developed. Aldi’s, My Organic Market, Dollar Tree and a day spa will be located in the existing larger
retail building along the western edge of the site. Mr. Levine’s company is continuing to market the site
and several additional tenants may come to the property in the future.

Questions by BAPB Members
Questions by BAPB members centered on the following:

¢  Where would the residential component be located in relation to the
retail buildings? How many stories will the residential units have, and
will there be walk-out models? RESPONSE: The residential units are
proposed on Parcel 19, where the current under-utilized parking lot is now.
There are storefronts on the back side of the retail buildings, facing Parcel
19, so the residential units will not face the rear elevation of any store. The
units contemplated are three (3) stories and are first floor walk-outs.

e What will happen to the McDonald’s restaurant? RESPONSE:
McDonald’s was offered a chance to remain at the center but decided it
wants to leave the development.

e How many residential units are proposed? Has the potential of
senior/active adult units been explored? RESPONSE: Forty-nine (49)
residential units are proposed at this time. A consultant was hired to review
the potential of senior/active adult units in this project. The conclusions
reached by the consultant were: few senior citizens consider entering age
restricted housing; the demands/needs/amenities of these types of projects
result in high homeowner fees and dues; and, there is not the critical mass of
units proposed to support the services and amenities for a senior/active adult



BAPB Report 3
July 28, 2009 Meeting

Zoning Map Amendment #A-10016

Hilltop Plaza Shopping Center

residential project. However, the applicant would be receptive to a project of
this type if a developer is found who can make it work. At this time,
however, the applicant is working to put the property in the position to move
forward when the economic climate improves.

e How will the residential component be incorporated into the retail
component? RESPONSE: As noted earlier, the rear (northern) elevations
of the retail buildings are storefronts, which face the underutilized parking lot
on Parcel 19; these elevations will be architecturally enhanced as part of the
renovation of the retail buildings. Various urban design techniques will be
used to tie together the residential component with the commercial
component. At the same time, the applicant wants to ensure sufficient
parking will be provided for both the commercial and residential uses.

¢ What are the unit price points? RESPONSE: Prior to the economic down-
turn, units could have sold for approximately $300,000; under today’s
economic conditions, a guess would be the mid-$300,000 range.

¢  Would providing elevator buildings/units attract seniors? RESPONSE:
That is a good thought; elevator buildings would likely attract a broader age
spectrum. The actual residential product will be determined after the
property is rezoned, and this will be considered. At this time, there is not a
specific builder under contract to construct the residential units.

Public Hearing
One (1) resident addressed the BAPB at the public hearing.

Ms. Mira Panek of 12404 Sarah Lane, addressed the Board, citing her concerns regarding the
vitality, walkability and streetscape of the Bowie Main Street (Annapolis Road/MD Route 450) corridor.
She inquired if there were any plans to bring the storefronts closer to Annapolis Road, and if any portion
of the renovated retail buildings or new residential construction would meet LEED standards (i.e., Green
Building).

Staff read an E-mail received late Tuesday afternoon from Ms. Diane Potskowski, on behalf of
herself, her husband and two (2) neighbors who live in the “I” section of Bowie, which stated their
opposition to the rezoning application (Attachment 1). None of them were able to attend the BAPB
meeting to express their position.

BAPB Discussion
Two (2) BAPB members expressed hope that the redeveloped retail/commercial center would
continue to meet the needs of the community.

BAPB Motion
Mr. Ron Skotz moved for approval of Zoning Map Amendment #A-10016, in accordance with
the recommendation of the staff report. The motion, seconded by Mr. Scott Willis, passed unanimously.

Attachment
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Attachment 1

Frank Stevens

From: Dianneteach6@aol.com

Sent:  Tuesday, July 28, 2009 4:43 PM
To: Joe Meinert

Cc: Frank Stevens

Subject: Rezoning of Hilltop Plaza

Mr. Meinert and Mr. Stevens,

Hannah Storch has submitted an application for a rezoning of the Hilltop Plaza Shopping
Center property for the purpose of constructing 49 residential dwelling units. We would like
the following letter to be read at the meeting this evening and we would like this letter to be
entered into the public record.

We are against approval of this application for the following reasons:

1. There is already difficulty entering and leaving Hilltop Plaza. Cars are coming from
various directions trying to exit the plaza as other cars are trying to enter the plaza. The
situation is dangerous. Adding more cars from 49 townhouses could make the situation more
unsafe.

2. There are a number of townhouses and homes presently near the plaza that are up for
sale-why build more townhouses when there is no need for them?

3. If one looks around the parking lot at Hilitop Plaza, there are plenty of customers for the
businesses that presently exist there. More customers will patronize the current and future
businesses based on the merit of the businesses and based on the safety of getting in and
out of the plaza. It won't be based on the building of 49 residential dwelling units.

Thank you for sharing our concerns with the public and for entering them in the public
record.

Dianne and Edward Potskowski
13504 Ivy Way
Bowie, Maryland 20715

Dolores, Burk and Rebecca Martin
3708 lrongate Lane
Bowie, Maryland 20715

Jerry and Maria Bettua
13505 Ivy Way
Bowie, Maryland 20715

7/28/2009
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Bowie, Maryland 20715
MEMORANDUM
TO: City Council
FROM: David J. Deutsch
City Manager

SUBJECT:  Zoning Map Amendment #A-10016
(C-S-C and R-R Zones to M-X-T Zone)
Hilltop Plaza Shopping Center

DATE: July 30, 2009

I. General Information
Owner and Applicant: Hannah Storch

Subject: Zoning Map Amendment (ZMA)
Project Name: Hilltop Plaza Shopping Center
Proposal: Rezoning from C-S-C and R-R Zones to M-X-T (Mixed Use Transportation Oriented)

Location: 6800 Race Track Road (Annapolis Road (MD Route 450) and Race Track Road
intersection) (Attachment 1)

Acreage: 16.70 acres (total), comprised of two (2) parcels: 11.77 acres (Parcel A — Shopping
Center) and 4.93 acres (Parcel 19 — Parking Area in Northern (Rear) Portion of Site)

Existing Zoning: C-S-C (Commercial Shopping Center, Parcel A) and R-R (Rural Residential,
Parcel 19) (Attachment 2)

Existing Land Use: Retail/Commercial (Parcel A); Parking Lot (Parcel 19)

Surrounding Land Uses and Zoning:
North: Residential (Marquette Lane Townhouses); Zoned R-T (Residential Townhouse);
South: Parkland (Whitemarsh Park Property); Zoned R-O-S (Reserved Open Space);
East: Commercial (Funeral Home); Zoned R-80 (One-Family Detached Residential);
West: Vacant (wooded); Zoned O-S (Open Space); and Residential; Zoned R-T

Master Plan Land Use Category: Mixed Use (recommended in 2006 Bowie and Vicinity Master
Plan and Sectional Map Amendment) (Attachment 3)

Sectional Map Amendment: Retained in C-S-C and R-R zones
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II.

Water and Sewer Categories: W-1 and S-1 (Public Water and Sewer currently serve the site)

Police: District 2 and City of Bowie.

Ambulance Service: Bowie Fire Station (Company #39); Site is within the 4.25-minute response

time guideline.

Medic Service: Bowie Fire Station (Company #39); Site is within the 7.25-minute response time

guideline.

Fire Engine Service: Bowie Fire Station (Company #39); Site is within the 3.25-minute time

response guideline.

Fire Ladder Truck Service: Bowie Fire Station (Company #39); Site is within the 4.25-minute

response time.

Public Schools:
Elementary School — Yorktown Elementary School, (Cluster #2, 64% capacity)
Middle School — Samuel Ogle Middle School, (Cluster #2, 108% capacity)
High School — Bowie High School, (Cluster #2, 109% capacity)

Background Information

A detailed history of the site is provided in the Statement of Justification (Attachment 4),
beginning on page 1. However, some of the development-related historical highlights include:

The land comprising Parcel A was rezoned to the C-1 zone in 1966.
In 1967, the 11.93-acre tract was subdivided to create Parcel A.

Special Exception #1667 was approved in 1968 to permit parking on Parcel 19 in
conjunction with the adjacent shopping center.

In 1975, a Sectional Map Amendment was approved, which resulted in the
zoning for Parcel A changing from C-1 to C-G and the R-T zoning being retained
for Parcel 19.

A new Sectional Map Amendment for the Bowie and Vicinity Planning Area was
approved in 1991, which changed the zoning of Parcel A from C-G to C-S-C and
the zoning Parcel 19 from R-T to R-R. The Special Exception, permitting
parking on Parcel 19, remained valid.

In 2006, a new Bowie and Vicinity Master Plan and Sectional Map Amendment
was approved that, while retaining the C-S-C and R-R zoning for the respective
parcels, recommended mixed use zoning for both Parcel A and Parcel 19.

On May 5, 2008, the applicant appeared at a worksession of the Bowie City
Council, seeking feedback on pursuing a mixed use rezoning application for the
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site, in accordance with the recommendation of the 2006 Bowie and Vicinity
Master Plan and Sectional Map Amendment.

e On April 14, 2009, the Bowie Advisory Planning Board approved a Departure for
the C-S-C zoned portion of the site, allowing standard-sized and compact-sized
parking spaces, to be replaced with all universal-sized spaces (9-ft. by 18-ft.).
On May 4, 2009, the City Council adopted the BAPB’s resolution of approval.

The subject rezoning application responds to the recommendations of 2006 Master Plan and
Sectional Map Amendment, and the City Council’s encouragement to pursue mixed use zoning
for Parcels A and 19.

Stakeholders Meeting
On June 24, 2009, a Stakeholders Meeting was held regarding the rezoning application for the
Hilltop Plaza site. Questions raised at the meeting included:

e What is the square footage of the shopping center now?

e  What is the Floor Area Ration (FAR) permitted in the M-X-T zone?

e How much new commercial square feet will be added?

e  Will the vehicular access points to the site be modified, and if so, how?

e  What are the development review stages that this project will go through?
e What is the size of the proposed residential units?

e Is any senior housing proposed as part of this project?

e What are the current directions of water flow on the site, and how will
stormwater be addressed?

Proposal and Analysis of Zoning Map Amendment #A-10016

The Hilltop Plaza Zoning Map Amendment (ZMA) is a request to rezone the entire site to M-X-
T, a mixed use zone, as recommended by the 2006 Bowie and Vicinity Master Plan and Sectional
Map Amendment, for the main purpose of adding a residential component to the overall
development (Attachment 5). In addition to the continued renovation and redevelopment of the
retail/commercial portion of the shopping center, currently at 167,000 sq. ft. (which is permitted
to take place under the current C-S-C zoning), the applicant is proposing to construct 24,000 sq.
ft. of retail development, bringing the total amount of retail/commercial area to 191,000 sq. ft.,
and to construct up to 49 residential multi-family condominium units on the northern portion
(Parcel 19) of the site (Attachments 6A-6T).

Section 27-213 (a) of the Prince George’s County Zoning Ordinance sets forth the criteria for
approval of the M-X-T zone:
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“(a) Ciriteria for approval of the M-X-T Zone.

(1)  The District Council shall only place land in the M-X-T Zone if at least
one (1) of the following two (2) criteria is met:

(A) Criterion 1. The entire tract is located within the vicinity of

either:

(i) A major intersection or major interchange (being an
intersection or interchange in which at least two (2) of
the streets forming the intersection or interchange are
classified in the Master Plan as an arterial or higher
classified street reasonably expected to be in place
within the foreseeable future); or”

COMMENT: This criterion does not apply.

“(ii) A major transit stop or station (reasonably expected to
be in place within the foreseeable future).”
COMMENT: This criterion does not apply.

“(B) Criterion 2. The applicable Master Plan recommends mixed land

uses similar to those permitted in the M-X-T Zone.”
COMMENT: The Bowie and Vicinity Master Plan, adopted
in 2006, recommends mixed use development in the older
shopping centers along the Bowie Main Street corridor,
which includes Hilltop Plaza. (The subject site is located at
the ecastern boundary of the Main Street corridor; the
western terminus is Bowie High School.) Under Section 27-
547 (b) of the Zoning Ordinance, examples of the types of
uses permitted in the M-X-T zone are derived from several
categories, and include:

Commercial Uses: bank, financial institution, eating/
drinking establishment, office, food or beverage store,
barber shop/beauty salon, drug store, variety or dry good
store;

Institutional/Educational: adult day care facility, day
care for children, family day care, small group child care
center;

Public/Quasi/Public: library, post office;

Recreational/Entertainment/Social/Cultural: community
building, museum, art gallery, recreational or
entertainment establishment, reducing/exercise salon or
health club, swimming pool (indoor or outdoor,
commercial or noncommercial); and,
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Residential/Lodging: dwelling units of all types (except
mobile homes), hotel or motel.

Many of the types and classifications of uses noted above
currently exist on the subject site.

In describing the vision of the Bowie Main Street corridor,
the Master Plan notes that this area, “is an active, lively
place with pedestrian-friendly streetscapes designed for
residents, workers, and shoppers, set amid high-quality,
attractive commercial, residential, civic, institutional, and
recreational uses.” (Page 22)

Further, in a discussion regarding the background of
Bowie’s Main Street corridor, the Master Plan notes that,
“An opportunity exists for the future redevelopment of these
centers (Free State Shopping Center, The Market Place and
Hilltop Plaza) with a mix of retail, office, and medium-
density residential uses.” (Page 22) The gross residential
density calculated for the overall site (16.7 acres), based on a
proposal of 49 dwelling units, is 2.9 units/acre, which is
comparable with the residential density allowed in the R-S
zone (Residential Suburban) (2.7-3.5 units/acre). Using only
the 4.93-acre parcel of the overall site, results in a residential
density of 9.9 units/acre, which is comparable to the density
for projects zoned R-T (Townhouse) (8.0 units/acre) and
which is the same zoning as the abutting townhouse
community to the north and west of the subject property is
zoned.

Lastly, Map 3 (Bowie Main Street Land Use) (Attachment 3)
identifies the subject site as a Mixed Use property.

Based on the above discussion, staff finds that Criterion #2 is
satisfied.

“(2) Prior to approval, the Council shall find that the proposed location will
not substantially impair the integrity of an approved General Plan, Area
Master Plan, or Functional Master Plan and is in keeping with the
purposes of the M-X-T Zone. In approving the M-X-T Zone, the District
Council may include guidelines to the Planning Board for its review of
the Conceptual Site Plan.”

COMMENT: The proposed location will not substantially impair
the integrity of the approved General Plan or Bowie Master Plan,
and is in keeping with the purposes of the M-X-T zone. On the other
hand, not approving the M-X-T rezoning will be contrary to the
recommendations of the 2006 Bowie and Vicinity Master Plan.
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Section 27-542 of the County Zoning Ordinance sets forth the purposes
of the M-X-T zone, which are as follows:

“(a) The purposes of the M-X-T Zone are:
(1) To promote the orderly development and redevelopment

“(2)

of land in the vicinity of major interchanges, major
intersections, major transit stops, and designated General
Plan Centers so that these areas will enhance the
economic status of the County and provide an expanding
source of desirable employment and living opportunities
for its citizens;”

COMMENT: The above-described purpose of the
M-X-T zone will be achieved in the following
manner: the retail/commercial component of the
development has been, and continues to undergo
redevelopment with architectural and aesthetic
embellishments to the existing buildings, by the
recent construction of a new free-standing Bank of
America building, and by the planned future
construction of a new free-standing Sun Trust Bank
building and a Walgreen’s drug store. These
redevelopment opportunities will enhance the
economic status of the County and this particular
geographic area of Bowie.

Furthermore, the above-stated purpose will be served
by the applicant’s proposal to construct a residential
component in the rear (northern) portion of the
overall site. These new dwelling units will provide
living opportunities for County and City residents in
a specific area where no such opportunity currently
exists.

Staff finds that the proposal satisfies this purpose of
the M-X-T zone.

To implement recommendations in the approved General
Plan, Master Plans, and Sector Plans, by creating
compact, mixed-use, walkable communities enhanced by
a mix of residential, commercial, recreational, open
space, employment, and institutional uses;”

COMMENT: The 2006 Bowie and Vicinity Master
Plan recognizes the importance of creating a
pedestrian-friendly environment along the Bowie
Main Street corridor, by noting that, “Planning for a
pedestrian-oriented environment on Main Street and
a boulevard character along MD 450 will lead to the
types of commercial, residential, civic, institutional,
and recreational uses essential to achieving the
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“G)

unique character and sense of place necessary for the
area to be successful.” (Page 22) The Master Plan
continues by citing several development/
redevelopment goals for the Bowie Main Street
corridor, including (Page 23):

e “Provide a diverse and balanced mix of
land uses at a pedestrian-friendly scale to
revitalize the area.

¢ Create attractive, active streetscapes that
provide safe pathways for pedestrians.

* Reduce traffic conflicts on MD 450 by
providing an internal street grid and
reducing curb cuts onto MD 450.

® Preserve the character of residential
neighborhoods while ensuring they have
access and are convenient to the Bowie
Main Street mixed-use activity center.”

Approving the rezoning request will serve to address
the aforementioned Master Plan goals for the subject
site and the Bowie Main Street corridor.

To conserve the value of land and buildings by
maximizing the public and private development potential
inherent in the location of the zone, which might
otherwise become scattered throughout and outside the
County, to its detriment;”

COMMENT: As noted above, the retail component
of the property is in the process of being redeveloped
and enhanced. According to the applicant’s
Justification Statement, “Redeveloping  and
repositioning the existing retail areas by introducing
a mix of uses maximizes the value of the land and
allows the properties to continue to satisfy consumer
demand.”

The land on which the residential component of the
project is proposed is currently improved with a
largely unused surface parking area. The value of
this area would be maximized by the development, by
the private sector, of a residential use, thereby
creating a mixed use project envisioned in the Master
Plan for this site and the Main Street corridor.
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““

“(5)

Based on the above, the rezoning request will satisfy
this purpose of the M-X-T zone.

To promote the effective and optimum use of transit and
reduce automobile use by locating a mix of residential
and non-residential uses in proximity to one another and
to transit facilities to facilitate walking, bicycle, and
transit use;”

COMMENT: The rezoning of the entire site to allow
the development of a residential component on Parcel
19, resulting in a mixed use project as envisioned in
the Master Plan, will reduce vehicle usage, and
creates the potential of the two (2) types of uses on
the site (residential and non-residential) to be
connected via a pedestrian system, as noted in the
Justification Statement.

As noted above, the Master Plan states as two (2) of
the goals for the Bowie Main Street corridor: to
create a2 mix of land uses at a pedestrian-friendly
scale in revitalizing commercial properties; and, to
provide safe pathways for pedestrians. Further,
development Policy #1 cited in the Master Plan for
the Main Street corridor calls for encouraging
“pedestrian-oriented, mixed-use development to
foster the creation of a true “main street”
environment.”  (Page 23) The rezoning and
redevelopment of the subject site, which will include
a pedestrian system, will serve to achieve this
purpose of the M-X-T zone.

To facilitate and encourage a twenty-four (24) hour
environment to ensure continuing functioning of the
project after workday hours through a maximum of
activity, and the interaction between the uses and those
who live, work in, or visit the area;”

COMMENT: According to the applicant’s
Justification Statement, “The lack of a twenty-four
hour environment on Parcel 19 has contributed to the
encouragement of activity that impacts both the
viability of the retail uses as well as the adjacent
residential areas.” Rezoning the entire site to M-X-T
and the development of a residential component on
existing Parcel 19 (the northern lot) will encourage
interaction between residential and non-residential
uses, and thereby promoting a 24-hour environment
throughout the project.
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“(6)

“(N

Based on the above, staff finds that this purpose of
the M-X-T zone will be met by the proposed
rezoning.

To encourage an appropriate horizontal and vertical mix
of land uses which blend together harmoniously;”
COMMENT: The existing commercial buildings
have a height of ome (1) story. However, the
redevelopment and face-lift of the older structures
will result in vertical elements being added to them,
resulting in an appearance of more than one (1)
story. The proposed residential structures are multi-
storied, as are the existing townhouses to the north
and west of the subject site, and, according to the
Justification Statement: “The renovation of the
existing rear retail facade and the new residences will
be designed to blend together harmoniously.”
Therefore, approving the rezoning to include a
residential component on the site will result in the
creation of a blend of both horizontal and vertical
mix of structures that are both compatible with each
other and with adjacent residences.

Based on the above, the rezoning request will satisfy
this purpose of the M-X-T zone.

To create dynamic, functional relationships among
individual uses within a distinctive visual character and
identity;”

COMMENT: The redevelopment and renovation of
the existing commercial component of the site will
create a distinctive character and identity. In
discussing the redevelopment of the Bowie Main
Street corridor, Policy #3 in the Master Plan calls for
design proposals that are high quality and conform to
design guidelines that create a sense of place and a
unique character for the area. Design
recommendations should be applied that:

“Ensure buildings are appropriately sized for
the site, conform to the proposed land use
density, and support the character envisioned
for the area;” and,

“Use high-quality, durable and attractive
materials with appropriate pedestrian-scaled
architectural detailing in the design of all
buildings.”
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Incorporating the above Master Plan
recommendations will serve to satisfy this purpose of
the M-X-T zome. If the rezoning application is
approved, a Conceptual Site Plan and a Detailed Site
Plan are required to be submitted and approved, as
part of the full review process in a rezoning case,
which will ensure the above design recommendations.

To promote optimum land planning with greater
efficiency through the use of economies of scale, savings
in  energy, innovative stormwater management
techniques, and provision of public facilities and
infrastructure beyond the scope of single-purpose
projects;”

COMMENT: The rezoning of the property to the
M-X-T zone will permit a greater efficiency in the
planning and development of the property by the
inclusion of a residential component, thereby leading
to a savings in energy (fewer vehicle trips, reduced
gasoline consumption, pedestrian trips within the
site, potentially green buildings) and innovative
stormwater management techniques. The City is
currently working with the applicant to reduce the
amount of impervious coverage on the commercially-
developed portion of the site via the implementation
of innovative stormwater management techniques.
Parcel A (the site’s commercial component) has also
received a Departure from the City to provide
universally-sized parking spaces, thereby providing
the opportunity to reduce impervious coverage and
provide more green space within the parking field.

Based on the above, this purpose of rezoning the
property to M-X-T will be realized.

To permit a flexible response to the market and promote
economic vitality and investment; and”

COMMENT: M-X-T zoning on the entire site will
permit a mixed use project that will give the
opportunity to add a residential component to the
development, potentially leading to increased
economic vitality and re-investment in the property.
M-X-T zoning will also allow flexibility in the types
and design of residential units that are responsive to
market conditions.

Staff finds that this purpose of the M-X-T zone will
be achieved.
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“(10) To allow freedom of architectural design in order to

provide an opportunity and incentive to the developer to
achieve excellence in physical, social, and economic
planning.”
COMMENT: M-X-T zoning on the entire property
will allow a freedom of architectural design by
providing the opportunity for designing the site in
line with the recommendations set forth in the
Master Plan for mixed use projects in the Bowie
Main Street corridor. The Master Plan recognized
the current renovation and redevelopment of Hilltop
Plaza and, under the M-X-T zone, the opportunity
will be realized for the development of a residential
component to be designed that is architecturally
compatibility with the commercial component.

This purpose of M-X-T zoning will be realized as the
site design and development progresses through
Conceptual Site Plan and Detailed Site Plan review
and approval.

“(3) Adequate transportation facilities.

A)

Prior to approval, the Council shall find that transportation
facilities that are existing, are under construction, or for which
one hundred percent (100%) of construction funds are allocated
within the adopted County Capital Improvement Program, within
the current State Consolidated Transportation Program, will be
funded by a specific public facilities financing and
implementation program established for the area, or provided by
the applicant, will be adequate to carry anticipated traffic for the
proposed development.”

COMMENT: The Project Planning phase of the widening
for MD Route 450, from Stonybrook Drive to MD Route 3,
has been completed. The plans for this phase of the project
propose a center median in MD Route 450 along the frontage
of the site, the elimination of one (1) site access along MD
Route 450, and the modification of the eastern-most access;
the western-most access would become one-way.

The next phases of this roadway improvement project
include detailed Design Engineering, Right-of-Way purchase,
and Construction, which have not yet been included in the
State’s Consolidation Transportation Program.

Race Track Road is a County road. A new traffic signal will
be installed and become operational at the Race Track Road/
Marquette Lane/Idlewild Drive intersection within the next
few months. In addition to facilitating left turns onto Race
Track Road from the two (2) aforementioned side streets and
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from Yorktown Elementary School and the two (2) churches
further north along Race Track Road, this new signal will
help create breaks in the flow of traffic along Race Track
Road near the subject site to help with vehicles turning in
and out of this property.

In conjunction with the submission of the rezoning request
for the subject property, the applicant has submitted a traffic
study. This study reviewed present and future traffic
volumes at the following three (3) intersections with MD
Route 450: Stonybrook and Millstream Drives; Superior
Lane and Free State Shopping Center site access; and, Race
Track Road. The results of the study concluded that 43 new
AM peak hour trips would be added (34 from the residential
use; 9 from the additional commercial uses), and 115 PM
peak hour trips would result from the new development (39
residential trips; 76 retail trips).

Park and Planning’s Transportation Planning Section
reviewed and analyzed the traffic study, and concluded that
the three (3) aforementioned intersections would all operate
at a Level of Service (LOS) of A during the AM peak hour,
and Levels of Service ranging from B to D during the PM
peak hour. Park and Planning’s analysis concluded that “all
of the study intersections would operate adequately.” (The
site is located in the Developing Tier, where a LOS of D or
better is acceptable.)

The County Department of Public Works and
Transportation (DPW&T) reviewed the traffic study. While
DPW&T “agreed with the overall evaluation and conclusions
. it expressed major safety concerns regarding the
operation of the closest access point to Race Track Road to
MD 450. Specifically, DPW&T cites sight distance and
queuing problems attributed to this access point. To that
end, DPW&T is requesting that this access point be closed.”

In conclusion, the County is recommending that: “The
subject property shall not have any access to Race Track
Road within 450 feet of MD 450.” and “At the time of the
preliminary plan of subdivision for the subject property, the
applicant shall conduct a traffic study which shall include an
evaluation of all of the site access points, as well as the
intersection of Race Track Road @ Marquette Lane-Idlewild
Drive.”

The State Highway Administration also concurs with the
findings of the traffic study.

It is recommended that at the time of the submission of a
Preliminary Subdivision Plan, an updated traffic study be
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provided that includes traffic volumes along MD Route 450
and Race Track Road and an analysis of the impacts of the
new traffic signal at the Race Track Road/Marquette
Lane/Idlewild Drive intersection.

As a result of the above discussion, this criterion is met.

IV. Recommendation
Staff finds that, because the rezoning proposal meets and complies with the criteria for approval
of a Zoning Map Amendment, and since the requested rezoning to a mixed use zone (M-X-T) is
in conformance with the approved 2006 Bowie and Vicinity Master Plan and Sectional Map
Amendment, it is recommended that Zoning Map Amendment #A-10016 be APPROVED.

p:/hilltopplazarezoningstaffreport.doc
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STATEMENT OF JUSTIFICATION

Hannah Storch is the owner of approximately 16.70 acres of
land located at the northwest corner of the intersection of Race
Track Road and Annapolis Road (MD 450) in Bowie, Maryland, bearing
a street address of 6800 Race Track Road (the “subject property”).
The subject property is currently improved with the Hilltop Plaza
Shopping Center, which currently contains approximately 160,000
square feet of leasable space. Currently, 11.77 acres of the
subject property 4s zoned C-S-C, and 4.9328 acres is zoned R-R.
The subject property is comprised of two parcels on land. The
11.77 acre parcel zoned C-S-C is more particularly described as
Parcel “A”, in a subdivision entitled “Parcel ‘A’, Hilltop Plaza”,
recorded among the Land Records of Prince George’s County at Plat
Book 63 Plat No. 58 (“Parcel ‘A’”). The 4.9328 acre parcel zoned
R-R is more particularly described as Parcel 19 on Tax Map 38
(“Parcel 19"). Pursuant to this application, the applicant
requests a rezoning of the Subject Property from the C-S-C and R-R
Zones to the M-X-T Zone. A copy of an aerial photograph of the
subject property is attached hereto as Exhibit “A”.

DEVELOPMENT AND ZONING HISTORY OF THE SUBJECT PROPERTY

At one time in the early 1960's M. Leo Storch and his wife,
Hannah Storch, owned approximately 88 acres of land at the
intersection of Racetrack Road and Annapolis Road. They first

acquired 76 acres (of which Parcel 19 was a part) in November 1960
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(Liber 2505 folio 375). In August, 1963 (Liber 2863 folio 577)
they acquired an additional 11.93 acres of land.

In 1966, the land comprising parcel A was rezoned to the C-1
zone, and the land immediately abutting it, including Parcel 19,
was zoned R-T. In 1967, The 11.93 acre tract was subdivided to
create Parcel “A”. On September 21, 1967, M. Leo Storch and Hannah
Storch conveyed 52 of the 76 additional acres they owned to Harbor
Investments, Inc (Liber 3489 folio 286), which conveyed the
property seven days later to Levitt and Sons, Inc. for the
development of a townhouse community known as Belair Town. The
Storch’s retained the 4.9328 acres of land which comprises Parcel
19. Belair Town abuts Parcel 19 to the north and west. On
February 21, 1968, Special Exception 1667 was approved for Parcel
19 to permit parking in conjunction with the adjacent commercial
shopbing center. A copy of the Order approving SE-1667 is attached
hereﬁo as Exhibit “B”. The original improvements comprising
Hilltop Plaza were completed in or about 1970.

On October 28, 1975, a Sectional Map Amendment for Bowie-
Collington and Vicinity was approved. The zoning for Parcel A was
changed from the C-1 zone to the C-G zone, and the R-T Zoned was
retained for Parcel 19.

In 1987, the owner sought to construct an expansion of the
shopping center to include two new pad sites, a McDonald’s
restaurant and a bank. Since the original development of Hilltop
Plaza, revisions in certain provisions of the Zoning Ordinance

2



caused the improvements to longer be comp kirae gl tA) minor ¢

Revision of Special Exception 1667 was approved, as was Departure
from Design Standards 284 and Variance No. 8560, to wvalidate the
existing conditions.

On November 19, 1991, a new Sectional Map Amendment for Bowie-
Collington-Mitchellville and Vicinity was adopted. The zoning of
Parcel A was changed to the C-S-C zone while the zoning of Parcel
19 was changed from the R-T zone to the R-R zone. The special
exception to park on Parcel 19 remained valid.

On February 7, 2006 a Master Plan and Sectional Map Amendment
for Bowie and Vicinity was adopted, retaining the C-S-C zoning for
Parcel A and the R-R zoning for Parcel 19. The Master Plan did,
however, specifically recommend mixed use zoning for Hilltop Plaza.
The instant application proposes to implement the recommendation of
the Master Plan. Compliance with these recommendations will be

addressed in greater detail herein.

NEIGHBORHOOD
The Adopted and Approved Master Plan for Bowie and Vicinity
describes an identifiable neighborhood known as Bowie Main Street.
As stated in the Master Plan (p.22), “the Bowie Main Street mixed
-use activity center is located along MD 450 between Race Track
Road in the east and Bowie High School in the west.” For planning
purposes, the applicant would define the neighborhood to encompass

an area 1,500 feet north and south of MD 450, with Race Track Road
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forming the eastern boundary and Bowie High School forming the
western boundary. This boundary is depicted on Map 3 found on Page
184 of the Master Plan, attached hereto as Exhibit “C . While
linear in nature, this neighborhood is consistent with the Master
Plan’s recognition of this area as the heart of the commercial core
of Bowie, surrounded by the residential neighborhoods it serves.
While the neighborhood is currently characterized with distinctive
land uses, the Master Plan envisions a mixed use activity center
with a more diverse, balanced and integrated mix of land uses.
Thus, as the Bowie Main Street area develops/redevelops, there will
be more integration of uses, while at the same time protecting the
integrity of the adjacent residential neighborhoods.

The Subject Property is surrounded by townhouse development to
the north, Racetrack Road to the east, MD 450 to the south and
undeveloped land owned by the Maryland-National Capital Park and
Planning Commission to the west. Across Racetrack Road ig a
funeral home and the wundeveloped ten lot Beall Crossing
subdivision. Across MD 450 is undeveloped land owned by the City

of Rowie.

MASTER PLAN

As indicated above, the Subject Property is located in the
Bowie and Vicinity Master Plan, which was adopted in February 2006.
The Master Plan identifies four areas within the Bowie and Vicinity

as mixed-use activity centers. One of these areas is Bowie Main
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Street. When Belair at Bowile was orlglnally developed, the
residential core was located along MD 450. The model home park was
located across from Bowie High School. Free State Mall, Bowie
Marketplace and Hilltop Plaza were developed to serve this new
community. As Bowie expanded, other commercial centers, such as
the commercial area at MD50/MD301 and Bowie Town Center, were
constructed and drew away significant portions of the population
that once patronized the Bowie Main Street Area. The Master Plan
recognizes that “Bowie Main Street must establish its own identity
separate from that of the Bowie Town Center to attract new visitors
from both within and beyond the surrounding areas.”

The Master Plan further notes that “an opportunity exists for
the future redevelopment of (Hilltop Plaza) with a mix of retail,
office and medium density residential uses.” “Existing retail
centers are in various states of use and redevelopment. Long—terﬁ
revitalization plans for this area must allow for the phasing of
development and intensification. Facade treatments, renovation,
redevelopment, and more intensive uses can be introduced in phases
to achieve the vision for Main Street.” The Master Plan then
establishes four policies and several strategies intended to assist
in implementing the stated goals.

REDEVELOPMENT PROPOSAI, FOR HILLTOP PLAZA

As the original developer of Hilltop Plaza, Storch has
witnessed many changes in the Bowie retail market over the years.

Traditional grocery stores now require larger footprints and more

5



retail traffic has been diverted outside of the core retail area of
Bowie. The shopping center currently does not have a grocery store
anchor since the lease of the previous anchor expired. Other
retailers have relocated due to the construction of new commercial
centers outside of the core area of Bowie, such as the Bowie New
Town Center. After having last been renovated in the mid to late
1980's the shopping center again has a worn overall appearance,
leading to falling rental rates. Photographs of the existing
shopping center are attached hereto as Exhibits “D”, “E” and “F”.
The parking area in the rear of the shopping center on Parcel 19,
is underutilized. The lack of activity in this area has attracted
loitering, vandalism and drug activity to the detriment of the
shopping center and the adjacent residential area.

Storch believes that the opportunity exists to reposition the
shopping center through a major renovation, more £han simply a
facade enhancement. Attached hereto as Exhibit “G; is an aerial
photograph of the shopping center which shows the opportunities for
redevelopment. Storch has been actively pursuing new retail tenants
for several months in an attempt to increase the retail synergy and
attract new customers. Already under construction is a new Bank of
America to replace the in-line bank that has existed for many
years. The existing McDonald’s will be razed and a Walgreen’s Drug
Store constructed, along with a Sun Trust Bank. Expanding and
improving the end caps of the center, where the existing Bank of

America and Outback Steakhouse are, will also create attractive
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retail locations. In all, the addition of the new free standing
uses and the expansion of the end caps will allow Storch to add
approximately 30,000 square feet of retail space. All of these
improvements can be accomplished under the existing C-S-C zoning
which exists on Parcel A, and the owner is proceeding toward the
implementation of these modifications to the center. Attached
hereto as Exhibits “H” through “K” are artist renderings of the
proposed revisions to the retail facade of the shopping center.
Notwithstanding the progress being made to renovate the retail
space, the underutilized parking area on Parcel 19 continues to
present a challenge for the vitality of the shopping center,
especially the retail facade facing the parking lot to the north.
The vision of the Master Plan to introduce a mix of uses allows
Storch to introduce a modest number of residential condominium
units. A total of 49 units is proposéd. These units will meet
several needs. First, the presence of fesidents in this area will
eliminate the loitering which occurs when no retail activity is
ongoing.. Creating a 24 hour environment will stabilize the retail
area. Second, the introduction of condominium units allows the
creation of a finished edge to the development. The retail and
residential units will be designed compatibly to create a more
integrated development. The integration of these two uses will
allow a more pedestrian compatible development, which will assist
in better integrating the existing townhouse development to the

north and west of Parcel 19. Finally, the development of the
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residential will help generate revenue to justify the extensive
renovation of the retail center proposed by the owner. The final
product will present a new face to the Bowie Main Street area.
While physically isolated from the larger commercial core of Bowie
Marketplace and Freestate Mall, the new tenants, new physical
appearance, and added residential synergy will signal that
travelers are entering an attractive, vibrant place.

LEGAL BASIS FOR GRANTING ZONING MAP AMENDMENT

The proposed revisions to the retail shopping center are
confined to land already zoned C-S-C, and therefore do not require
a change in =zoning. The addition of 49 condominium dwellings,
however, can not be accomplished in the R-R zone currently assigned
to Parcel 19. Constructing townhouses on Parcel 19 is not an
option because of zoning ordinance prohibitions and limitations.
The =zoning ordinance only‘allows a rezoning to the R-T zone to
construct Metropolitan Dwélling Units. The Comprehensive Design
Zones, such as the L-A-C zone, establish caps on the maximum
percentage of dwelling units which can be either townhouses or
multi-family dwelling units. In this case, although only 49
dwelling units are proposed, 100% of the dwellings will be
classified as multi-family. Based upon a review of the available
options, it appears that the only zoning category that permits the
implementation of the Master Plan vision of medium density
residential in this case is the M-X-T zone. The M-X-T zone also

limits the percentage of total units which can be constructed as
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townhouses. Section 27-547(a) (footnote 7) limits the total number
of townhouses to 20% of the total residences. The M-X-T zone does
not, however, 1limit the permitted percentage of multi-family
dwelling wunits. The units conceptually proposed by Storch,
although having the appearance of a townhouse, are in fact
condominium units. A review of the elevations and floor plans,
which are attached as Exhibit “L-1" through “L-8” shows that each
unit has a distinctive separate entrance, like a townhousge. Once
entering the unit, however, the living area extends horizontally
over the enérance of the adjacent unit. This allows more
flexibility in designing larger living areas within the units,
something unavailable with a townhouse unit.

The criterié for approval of the M-X-T zone are set forth in
Section 27-213(a) of the Prince George’s County Zoning Ordinance.

This section brovides as follows:

(a) Criteria for approval of the M-X-T Zone.

1. (1) The District Council shall only place land
in the M-X-T Zone if at least one (1) of the
following two (2) criteria is met:

(A) Criterion 1. The entire tract is located
within the wvicinity of either:

(I) A major intersection or major
interchange (being an intersection or
interchange in which at least two (2) of
the streets forming the intersection or
interchange are classified in the Master
Plan as an arterial or higher classified
street reasonably expected to be in
place within the foreseeable future); or
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(ii) A major transit stop of
(reasonably expected to be in place
within the foreseeable future).

(B) Criterion 2. The applicable Master Plan
recommends mixed land uses similar to those
permitted in the M-X-T Zone.

(2) Prior to approval, the Council shall find that
the proposed location will not substantially
impair the integrity of an approved General Plan,
Area Master Plan, or Functional Master Plan and is
in keeping with the purposes of the M-X-T Zone. In
approving the M-X-T Zone, the District Council may
include guidelines to the Planning Board for its
review of the Conceptual Site Plan.

(3) Adequate transportation facilities.

(A) Prior to approval, the Council shall find
that transportation facilities that are
existing, are under construction, or for
which one hundred percent (100%) of
construction funds are allocated within the
adopted County Capital Improvement Program,
within the current State Consolidated
Transportation Program, will be funded by a
specific public facilities financing and ~
implementation program established for the
area, or provided by the applicant, will be
adequate to carry anticipated traffic for the
proposed development.

(B) The finding by the Council of adequate
transportation facilities at this time shall
not prevent the Planning Board from later
amending this finding during its review of
subdivision plats.

The applicant submits that the instant application satisfies
each of the applicable criteria. Criterion 1 is a locational
criterion. Typically, the M-X-T zone is located at the

intersection of two major roads or at a transit stop. However,
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the zoning ordinance also provides the ability to place the M-X-T
zone at any location where the “Master Plan recommends mixed land
uses similar to those permitted in the M-X-T Zone.” As indicated
above, both the text of the Master Plan and the Maps published

with the Master Plan recommend mixed use at Hilltop Plaza.

The second criterion, set forth in Section 27-213(a) (2),
requires that the Council find that the proposed rezoning will
not substantially impair the integrity of the General Plan or
Master Plan, and is in keeping with the purposes of the M-X-T

zone.

The subject property is located in the Developed Tier under
the 2002 General Plan. Further, as recently as 2006, a new
Master Plan was adopted by the District Council. As stated
above, the Master Plan for Bowie and Vicinity recommends mixed
use zoning for properties in the Bowie Main Street Area. 1In
doing so, the Master Plan lists five goals to be achieved. The
first goal is to provide a diverse and balanced mix of land uses
at a pedestrian-friendly scale to revitalize the area. The
second goal is to create attractive, active streetscapes that
provide safe pathways for pedestrians. The third goal is to
incorporate new civic spaces and plazas connected by a network of
streets, sidewalks and trails. The fourth goal is to reduce
traffic conflicts on MD 450 by providing an internal street grid

and reducing curb cuts on MD 450. The fifth goal is to preserve
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the character of residential neighborhoods while ensuring they
have access and are convenient to the Bowie Main Street mixed-use
activity center. To the extent possible, the proposed rezoning
is consistent with each of these goals. The renovation of the
retail center and introduction of a residential component will
provide a more diverse and balanced mix of land uses, establish
greater pedestrian connectivity and provide a more attractive and
active streetscape. The access to the shopping center on MD 450
shown on the site plan filed with this application depicts the
access which the State Highway Administration has required as
part of the improvements to MD 450. Finally, the instant
proposal will retain and enhance the connection between the
existing residential area abutting the shopping center while

preserving the residential character.

In addition to these goals, the Master Plan also lists four
Policies, with multiple strategies under each Policy. Policy 1
is to “encourage pedestrian-oriented, mixed use development to
foster the creation of a true ‘main street’ environment. The
first strategy to accomplish this is to “recommend and support
future rezoning to...a suitable mixed use zone at the time of
development and/or redevelopment to allow for an appropriate mix
of uses and intensities to achieve the desired character for
Bowie Main Street.” This application is consistent with Policy

1.
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Policy 2 1s to “develop a safe attractive streetscape,
reduce traffic conflicts, provide multi modal options and enhance
pedestrian connectivity”. Many of the strategies listed, such
as expanded bus service, cannot be implemented by the instant
proposal. However, one strategy is to “reduce the number of curb
cuts onto MD 450.” The proposed redevelopment will include
modifications to the access of the center along MD 450.
Currently, the main access on MD 450 is a full movement access,
under the State Highway Administration’s current plans, a left
turn out of the center onto MD 450 will no longer be allowe&.
This modification will reduce traffic conflicts along MD 450.

Thus, the instant proposal advances Policy 2.

Policy 3 is to “ensure that design proposals are high
gquality and conform to form-based design guidelines to create a
sense of place and a unique character for Bowie Main Street.L
Many of the listed strategies are Urban Design guidelines which
aren’'t addressed at the zoning level. However, one strategy is
to “capitalize on every opportunity to provide a mix of uses
(residential, retail, civic, and office) within existing retail
centers.” Clearly, the primary purpose of this application is to

introduce a mix of uses to the existing retail center.

Finally, Policy 4 is to “ensure that development in Bowie
Main Street does not adversely impact the character of existing

residential neighborhoods”. ©One of the strategies listed is to
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“consider a transition in building density and intensity from
more intense uses located at the ‘core’ of Bowie Main Street
along MD 450 to less intense uses along the ‘edge’ adjacent to
residential neighborhoods.” 1In this case, the applicant is
proposing a residential style consistent in density and building
style as the adjacent townhouses in order to ensure

compatibility, in conformance with Policy 4.

Since this application is consistent with the specific
recommendations of the Master Plan, as well as its goals and
policies, the applicant submits that the location of the M-X-T
zone in this location will not substantially impair the integrity

of the General Plan or Master Plan.

In addition to finding that placing the M-X-T zone on this
property will not substantially impair the integrity of the
General Plan or Master Plan, the application must also be in
keeping with the purposes of the M-X-T zone. The purposes of the
M-X-T zone are set forth in Section 27-542 of the Zoning
Ordinance. Each of the purposes will be individually addressed

below.

l. To promote the orderly development and redevelopment of
land in the vicinity of major interchanges, major intersections,
major transit stops, and designated General Plan Centers so that
.these areas will enhance the economic status of the County and
provide an expanding source of desirable employment and living
opportunities for its citizens.

The Bowie Main Street area is a designated Activity Center

in the Bowie and Vicinity Master Plan. The Plan specifically
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recognizes the need to upgrade and intensify the existing retail
centers and introduce a residential component for the very
purposes of expanding aesirable employment and living
opportunities. This application intends to implement the
recommendation of the Master Plan and thereby satisfy the first

purpose of the M-X-T zone.

2. To implement recommendations in the approved General
Plan, Master Plans, and Sector Plans, by creating compact, mixed-
use, walkable communities enhanced by a mix of residential,
commercial, recreational, open space, employment, and
institutional uses.

The Bowie Master Plan recommendations for Bowie Main Street
recognize the potential to reposition the land between Race Track
Road and Bowie High School to accomplish each of these goals.
The applicant’s proposal contributes, to the extent possible, to
achieving this goal. The subject property is abutted by
Racetrack Road and MD 450 on two of its boundaries, and by a
wooded parcel owned by the Maryland-National Capital Park and
Planning Commission along its third boundary. The only
development which abuts the subject property is a townhouse
development. While a road appears to have the ability to be
extended to provide access between the two parcels, there is a
substantial topographic difference between the two parcels. In
fact, the last 197 feet of the road is not dedicated to public
use, but is owned by the homeowners association and used as a
plaza. This area can be seen on the aerial photograph attached
hereto as Exhibit “M”. At the common property line with the
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subject property, there is a set of stairs that ﬁ%ovides
pedestrian access to the shopping center. The inactivity in the
rear parking area, and the loitering that this has attracted, has
discouraged the pedestrian connectivity which exits. The
development of residential dwelling on Parcel 19 will discourage
such activity by creating a 24 hour presence. Integrating the
new residential with the renovated commercial and establishing an
inviting pedestrian connection will benefit not only the new
residents, but the existing residents on the adjoining property
as well. As such the‘proposed rezoning is consistent with the

second purpose of the M-X-T zone.

3. To conserve the value of land and buildings by
maximizing the public and private development potential inherent
in the location of the zone, which might otherwise become
scattered throughout and outside the County, to its detriment.

The Bowie Main Street area has become less viable ag an

exclusively retail area due to the newer regional opportunities
available at locations such as the Bowie New Town Center.
Redeveloping and repositioning the existing retail areas by
introducing a mix of uses maximizes the value of the land and
allows the properties to continue to satisfy consumer demand.
Expansion of retail areas further away from the town core would
result if the retail areas failed completely. Thus, the instant

proposal is consistent with the third purpose of the M-X-T Zone.

4. To promote the effective and optimum use of transit and
reduce automobile use by locating a mix of residential and non-
residential uses in proximity to one another and to transit
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facilities to facilitate walking, bicycle, and transit use.

Utilizing Parcel 19 for residential use and facilitating
pedestrian movement between the existing residential and the
commercial by creating a more secure environment will reduce

automobile movements to the extent possible.

5. To facilitate and encourage a twenty-four (24) hour
environment to ensure continuing functioning of the project after
workday hours through a maximum of activity, and the interaction
between the uses and those who live, work in, or visit the area.

The lack of a twenty-four hour environment on Parcel 19 has
contribu?ed to the encouragement of activity that impacts both
the viability of the retail uses as well as the adjacent
residential areas. Adding eyes to this area will assist in
controlling any unwanted activities and contribute to the

continuing functioning of the project after the workday hours.

6. To encourage an appropriate horizontal and vertical mix
of land uses which blend together harmoniously.

The nature of the existing structures does not allow a
vertical mix of land uses. The new residential dwellings will,
however, provide a horizontal mix of land uses. The renovation
of the existing rear retail facade and the new residences will be

designed to blend together harmoniously.

7. To create dynamic, functional relationships among
individual uses within a distinctive wvisual character and
identity.

The renovation of the retail center will vastly improve the
visual character and identity of the property and give it a

distinctive look. The residential area will not be visible from
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any abutting road, but will add to the overall character and
compatibility of the retail center to the adjoining residential

community.

8. To promote optimum land planning with greater efficiency
through the use of economies of scale, savings in energy,
innovative stormwater management techniques, and provision of
public facilities and infrastructure beyond the scope of single-
purpose projects.

The primary purpose of this application is to introduce a
mix of uses to an existing retail center in a manner which will
contribute to its revitalization and improve the compatibility of
adjoining land uses. The proposal attempts to reflect the scale
of the existing uses in order to create a seamless and compatible
transition. Doing so promotes a more efficient use of the land
consistent with this purpose. This purpose is addressed by using
land more efficiently, in appropriate scale, and providing
residential opportunity in close proximity to retail services,

which encourages less travel and more energy efficiency.

9. To permit a flexible response to the market and promote
economic vitality and investment.

The proposal clearly satisfies this purpose. The addition of
the residential component makes the retail more economically
viable and creates revenue that can be re-invested in a more
substantial and lasting renovation to an older retail center.

The M-X-T zone also offers the flexibility to respond to the

residential market as it recovers from the current recession.

10. To allow freedom of architectural design in order to
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provide an opportunity and incentive to the*developer to achieve
excellence in physical, social, and economic planning.

The M-X-T zone is the only zone in Prince George’s County
which allows the implementaﬁion of the Master Plan vision for
this property and allows the type of residential product proposed
for the property. Further, the renovation of the commercial
center will create the opportunity integrate the two uses in a
more attractive and inviting manner.

Regp lly submitted,

(/4/ e

Thomas H. Haller

GIBBS AND HALLER
1300 Caraway Court, Suite 102
Largo, Maryland 20774

(301) 306-0033
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