LAND USE PETITION IN THE BOWIE PLANNING AREA
Maryland - National Capital Park and Planning Commission ID: N/A
Bowie Advisory Planning Board #20-01

Date: June 18, 2020
Bowie Town Center Basic Plan Amendment #A-8589-04

INTRODUCTORY NOTE: The proposed application is a request for approval:
of a zoning type case involving the specific use of land;
X
(a)
of a conceptual site plan;
(b)
to subdivide property into building lots and obtain adequate public facilities
(c)
approval;
of a site plan for building and parking design, landscaping, architecture, etc.
___
(d)
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 minutes. To participate in the County's hearings,
you must make a separate, written request to become a person of record.
ENERAL DATA:
1.
Nature of Petition: Basic Plan Amendment
2.
Petitioner: Seritage SRC Finance, LLC
Represented by: Mr. Robert J. Antonetti, Jr., Shipley and Horne, P.A.
3.
Location of Petitioned Property: Southern Side of MD Route 197 and Western and Northern Sides of
4.

5.
6.
7.
8.
9.

10.
11.

Evergreen Parkway

Proposed Use of Petitioned Property: Redevelopment of site to include: up to 800 residential dwelling

units (multifamily, townhouses (not to exceed 150 units) and/or beds in an assisted living facility); retail
uses (including restaurants and shops); hotel use (maximum of 150 rooms); and/or, office uses
Size/Zone of Petitioned Property: 10.81 Acres/Zoned: Major Activity Center (M-A-C)
Date of Hearing before BAPB: Tuesday, June 23 1 2020 at 7:00 P.M.
Date of Hearing before City Council: Monday, July 6, 2020 at 8:oo P.M.
Date of Hearing before M-NCPPC: Thursday, July 16 1 2020 at 10:00 A.M.
Date of Hearing before Hearing Examiner: TBD
Date of Hearing before District Council: TBD

NOTICES/LEGALS
Notice sent to Adj. Properties:
Notice sent to Parties of Record:
Date Signs Posted:
Date Legal Sent:
II Date Le al Appeared:

--

Number of Mailing/Signs

Date
6/9/20

N/A

6/10/20

N/A
N/A

-

RECOMMENDATIONS:
Department of Planning & Community Development Recommendation:

12.

13.
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The Department of Planning and Community Development staff recommends APPROVAL with the
conditions stated in the attached report.
Bowie Advisory Planning Board Recommendation

II

City of Bowie

15901 Excalibur Road
Bowie, Maryland 20716

MEMORANDUM
TO:

Bowie Advisory Planning Board

VIA:

Joseph M. Meinert, AICP j 1f\ 'rl\
Director of Planning and Community Development

D

FROM:

Frank Stevens, AICP
Senior Planner

SUBJECT:

Basic Plan Amendment #A-8589-04
Bowie Town Center, Lot 6
Former "Sears Parcel"

DATE:

June 18, 2020

I. General Information
Owner and Applicant:

Seritage SRC Finance, LLC

Location:

15700 Emerald Way (Attachment 1)

Acreage:

10.81 acres (of the 274.7-acre area of the Bowie New Town Center)

Existing Zoning:

M-A-C (Major Activity Center, in a Comprehensive Design Zone)
(Attachment 2)

Existing Land Use:

Vacant Retail Building and existing Retail-Commercial Building (BJ's
Restaurant and Brewhouse)

Proposed Land Uses:

Up to 800 residential dwelling units (multifamily, townhouses (not to
exceed 150 units) and/or beds in an assisted living facility);
Retail uses (including restaurants and shops);
Hotel use (maximum of 150 rooms); and/or,
Office uses (Attachment 3)

Applicant's Request:

Amend the Bowie Town Center Basic Plan to increase the dwelling unit
cap in the M-A-C zoned portion of the Town Center from 1,420 dwelling
units to 2,090 dwelling units

Surrounding Land Uses and Zoning:
Open Space and Attached Single-Family Dwellings; zoned M-A-C
North:
Public Use (Bowie City Hall); zoned M-A-C
South:
Retail-Commercial (Best Buy) Multifamily Residential (Heather Ridge
East:
Apartments); zoned M-A-C
Retail-Commercial; zoned M-A-C
West:
City Hall (301)262-6200

FAX (301) 809-2302

TDD (30I)262-5013

WEB www.cityofbowic.org
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Master Plan Land Use Category:

Mixed Use (Developing Tier)

Sectional Map Amendment:

Property retained in the M-A-C zone in the 2006 Bowie and
Vicinity Area Master Plan

Water and Sewer Categories:

W-3 and S-3 (Public water and sewer exist on the property)

Police: City of Bowie Police Department
Fire and Rescue Services:

Northview Drive Station (Station #16); response time is within the
maximum 5-minute travel time

Public Schools: Prince George's County Public Schools, Cluster #4

II. Background Information

The submission of a Basic Plan is the first step in a multi-step review process for developments in
a Comprehensive Design Zone (CDZ). A Basic Plan shows type types, amounts, and general
locations of the land uses proposed. In this case, the location of the Basic Plan Amendment is the
Sears Property. Both the commercial/retail/office and residential areas of the Town Center are in
a CDZ. Following the Basic Plan Amendment application, applications will be submitted for an
amended Comprehensive Design Plan (CDP), Preliminary Plan of Subdivision, and finally a
Specific Design Plan (SDP). The City will receive a referral for each of these applications, review
them, and hold public hearings on the submissions.

Section 27-197(a)(l ) of the Prince George's County Zoning Ordinance establishes the framework
for amending an approved Basic Plan:
"If an amendment of an approved Basic Plan involves a change in land area or an increase
in land use density or intensity for the overall area included in the approved Basic Plan, the
Plan shall be amended only in accordance with all the provisions of this Subdivision which
apply to the initial approval of the Basic Plan by Zoning Map Amendment application,
except as provided in this Section."
COMMENT: The proposed amendment to the approved Bowie Town Center (BTC)
Basic Plan does not involve a change in land area, but rather it involves an increase
in land use density for the overall area included in the approved Basic Plan. (The
approved Basic Plan included more than the 10.81-acre Sears Parcel; it included the
entire 274-acre BTC development on both the north and south sides of MD Route
197.)

Chronological background information, pertaining to the subject site and the entire Bowie Town
Center, includes the following:
•

The first Basic Plan for the entire Bowie New Town Center (BNTC) was approved by
the District Council as part of the Sectional Map Amendment (SMA) on October 28,
1975 (District Council Resolution #CR-108-1975). A gross floor area range, between

Basic Plan Amendment #A-8589-04
Bowie Town Center, Lot 6
Former "Sears Parcel"

3

1.231 million sq. ft. and 3.0 million sq. ft. of commercial space, which included office
space, was established. A range of 1,000 and 2,000 dwelling units were allowed in the
M-A-C zone.
•

The District Council approved an amended Basic Plan (#A-8589) for the entire New
Town Center on July 26, 1982. (Zoning Ordinance #47-1982; County Planning Board
Resolution #82-127.)

•

On April 14, 1986, the District Council affirmed the County Planning Board's decision
to approve the Comprehensive Design Plan (CDP) for the entire New Town Center.
The approved CDP set the maximum gross floor area of commercial development
permitted on Parcel 9 at 1.125 million sq. ft. of retail space. (The 1991 Master Plan
and previous studies anticipated that future demands of shoppers goods would support
the 1.125 million sq. ft. of retail space provided in the New Town Center.)

•

It is stated in the former Bowie-Collington-Mitchellville Master Plan (1991), "An
amendment to CDP-8504 (CDP-8706) was disapproved by the Prince George's
County Planning Board in April, 1988. This revision is pending final action before the
District Council. Therefore, all development in the Town Center will be regulated by
the 1982 Basic Plan and the 1986 CDP-8506, until modified." (The City recommended
approval of CDP-8706.)

•

In June, 1988 the Basic Plan for the entire New Town Center was amended to permit
up to 2.125 million sq. ft. of commercial space, which included 1.225 million sq. ft. of
retail space and 900,000 sq. ft. of office space (#A-8589-C). The number of dwelling
units permitted in the M-A-C-zoned portion of the BNTC was set at 1,420.

•

In 1994, the City commissioned a study that concluded with a recommendation by the
Council to change the proposed enclosed mall to an open "main street" concept.

•

In 1998, the New Town Center Task .Force, comprised of the Bowie Responsible
Growth Coalition, the Chamber of Commerce, the Bowie Advisory Planning Board
Chairman, City staff, the developer and members of the residential and business
communities, met for several months to develop an extensive listing of advisory design
guidelines, which were unanimously adopted by the City Council. Design guidelines
adopted were in the following areas: overall layout of the site; mixes and types of uses
and stores; external road system and access; pedestrian and bicycle access; open space;
parking; and, architecture (Attachment 4).

•

The City Council recommended approval of a rev1s10n to the Town Center
Comprehensive Design Plan (#CDP-8504/01) and a SDP (#SDP-9711) for the main
retail core area on Parcel 9 (the original retail core area developed by the Simon
Property Group) in November 1999. One month later, the County Planning Board
approved these applications. The City approved a Departure from Design Standards
(#BD-4-99) for the use of universal-sized parking spaces (9 ft. by 18 ft.) and a parking
ratio (from 1 space/250 sq. ft. to 1 space/400 sq. ft.) that results in fewer spaces for the
entire retail core area.
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•

In September 2000, the County Planning Board approved a revision to the Town Center
CDP (#CDP-8504/02) and a SDP (#SDP-0003) for a 79-unit senior housing
development ("The Willows") located in the former PT-1 right-of-way, comprised of
4.32 acres.

•

Approval of a SDP for the construction of a 7,522 sq. ft./233-seat restaurant (BJ's
Restaurant and Brewhouse), completed in 2017. (This is the latest SDP approved for
a retail/commercial use or residential use in the Town Center.)

Stakeholders Meeting

On June 16, 2020, a virtual Stakeholders Meeting was held to review and discuss this proposal.
Approximately 24 members of the public attended. The applicant was represented by Mr. Robert
Antonetti, Jr., a land use/zoning attorney with Shipley and Home, P.A., and Mr. Robert Ursini,
Development Consultant with Seritage Growth Properties. The owner and applicant in this case is
Seritage SRC Finance, LLC.
After brief opening comments by staff, including the location and zoning of the subject property,
the development review process and upcoming City public hearing dates (BAPB on June 23rd, City
Council on July 6th and, County Planning Board on July 16th) the presentation was turned over to
the applicant's team.
Mr. Antonetti provided a brief history of the Bowie Town Center zoning, stating that subject site
was zoned M-A-C (Major Activity Center), in 1975. In 1982 and 1988, the Town Center Basic
Plan was amended to limit commercial/retail space to 1,225,000 sq. ft., and a maximum of 1,420
dwelling units (1,290 units have been constructed, leaving a surplus of 130 dwelling units.) The
applicant is requesting an increase in the Town Center residential density to develop a maximum
of 800 dwelling units on the Sears Property, with a mix of multifamily and townhouse units. (The
unit mix has not been determined at this point.) In order to do that, an amendment to the Town
Center Basic Plan is necessary. (The applicant is not requesting to increase the cap of
commercial/retail square footage.) The entire Bowie Town Center is a mixed-use development,
consisting of commercial/retail, office (public and private), and residential in the form of detached
single-family, townhouses and multifamily, and it has developed as originally envisioned in the
1970s. There are varieties of opportunities available in the immediate area, including shopping,
restaurants, the City gym, the Bowie Health Center, Bowie City Hall, parkland/open spaces and an
internal and external pedestrian system.
The Basic Plan Amendment is the first step in a multi-step development review process. It is hoped
that the Basic Plan process will be complete by September. Subsequent applications will include: a
Comprehensive Design Plan (CDP) revision; revised Preliminary Plan of Subdivision; and,
Specific Design Plans. The City will receive referrals for each one of these applications, and will
conduct public hearings on them.
Mr. Ursini noted that Seritage will be long-term owners, having tried to lease the Sears building
since 2015. However, problems Seritage has encountered are that the retail market is suffering,
and the existing building is two stories, making it difficult to lease. Seritage's goal for the project
is to create a mixed-use, 24/7 environment, with a focus on residential, retail and restaurants.
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Questions from attendees included:
•

What will be the standards applied for building energy efficiency and dealing with
greenhouse gases? (RESPONSE: While Seritage's position is to look toward
implementing green standards, the types/sizes/uses of the buildings proposed
must first be determined. Currently, the site contains a lot ofasphalt; this site
redevelopment is an opportunity to utilize today's environmental site design
techniques, leading to a green footprint.)

•

What are the plans for on-site parking? If there is structured parking, will it be
located above retail uses? What will be the appearance of the building?
(RESPONSE: The property will have to provide parking in accordance with
the County Zoning Ordinance. Structured parking is likely with 800 dwelling
units. If the primary residential structures are townhouses, then there
probably be more surface parking. First floor retail below structured parking
is not out ofthe question. However, the fa�ade ofthe parking structure would
have to be designed so it looks like the rest ofthe project.)

•

How will the new dwelling units impact the local public schools? Will the project
be subjected to the County school surcharge? (RESPONSE: The school
surcharge will apply to the residential uses, but not to an assisted living
facility, if one is constructed. The impact on the school ,cluster will be
determined by the County school board.)

•

When will site work commence? (RESPONSE: The earliest time frame would
be in 24 to 32 months.)

•

How will the residential component ofthis project compare with The Bowen, and
what will be the projected unit rents? (RESPONSE: The Bowen is a five story
multifamily with structured parking, and reflects the type of density
envisioned on the site. The residential units are intended to be rentals, and
not condominiums, to generate cash flow.)

•

Does Seritage have plans to purchase additional property in the Bowie Town
Center? (RESPONSE: Seritage has no plans to purchase the entire Town
Center, or acquire Macy's, ifit closes. The property is a well performing asset
for The Washington Prime Group, owners of the retail portion of the Town
Center. Washington Prime has expressed its support for Seritage's
redevelopment project.)

•

What will be the impacts on local traffic? Will the development tie into Emerald
Way? (RESPONSE: A preliminary Traffic Impact Analysis has been
completed, which considered the approved but unbuilt square footage in the
Town Center, and it studied seven intersections, as determined by the Park
and Planning staff. The roads have been deemed to be adequate. Trip
distribution to/from the property identifies vehicles using MD Route 197 to
access U.S. Routes 50 and 301. A mixed-use project will be an opportunity to
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reduce external trips, and capture more internal trips, and to increase on- and
off-site pedestrian usage. Emerald Way is an important connection to the
Town Center, as well as the subject site, and the developer is looking at better
connections to that roadway.)
•

IV.

What will be the percentage of minority-owned businesses used in the
development and construction phases of the site? Are there requirements to use
local contractors? (RESPONSE: The Seritage executive team will be consulted
for the corporate policy in this regard.)

Criteria for Approval of a Basic Plan

Section 27-195(b) of the County Zoning Ordinance sets forth the criteria for approval of a Basic
Plan:
"(1) Prior to the approval of the application and the Basic Plan, the applicant shall
demonstrate, to the satisfaction of the District Council, that the entire development
meets the following criteria:
(A) The proposed Basic Plan shall either conform to:
(i) The specific recommendation ofa General Plan map, Area Master Plan map;
or urban renewal plan map; or the principles and guidelines of the plan text
which address the design and physical development, and the impact which
the development may have on the environment and surrounding properties;
or
(ii) The principles and guidelines described in the Plan (including the text) with
respect to land use, the number ofdwelling units, intensity ofnonresidential
buildings, and the location of land uses.
(B) The economic analysis submitted for a proposed retail commercial area
adequately justifies an area ofthe size and scope shown on the Basic Plan;
(C) Transportation facilities (including streets and public transit) (i) which are
existing, (ii) which are under construction, or (iii) for which one hundred
percent (100%) of the construction funds are allocated within the County
Capital Improvement Program, with the current State Consolidated
Transportation Program, or will be provided by the applicant, will be adequate
to carry the anticipated traffic generated by the development based on the
maximum proposed density. The uses proposed will not generate traffic which
would lower the level of service anticipated by the land use and circulation
systems shown on the approved General or Area Master Plans, or urban renewal
plans;
(D) Other existing or planned private and public facilities which are existing, under
construction, or for which construction funds are contained in the first six (6)
years of the adopted County Capital Improvement Program (such as schools,
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recreation areas, water and sewerage systems, libraries, and fire stations) will
be adequate for the uses proposed;
(E) Environmental relationships reflect compatibility between the proposed general
land use types, or ifidentified, the specific land use types, and surrounding land
uses, so as to promote the health, safety, and welfare of the present and future
inhabitants ofthe Regional District."
COMMENT: Each of these criterion is discussed in detail below in this report.

V.

Analysis of the Basic Plan Amendment (Attachments 1, 3 and 5)

An analysis of the Basic Plan Amendment begins below, starting with a discussion regarding
retail/commercial/office areas, followed by an examination ofthe current and proposed residential
component ofthe Town Center. (See the applicant's Statement ofJustification -Attachment 5.)
Total retail/commercial/office square footages are:
Retail/Commercial
Office
Totals

Approved Area
1,225,000 sq. ft.
900,000 sq. ft.
2,125,000 sq. ft.

Existing Area
783,532 sq. ft.*
370,500 sq. ft.
1,154,032 sq. ft.*

Available Area
441,468 sq. ft.*
529,500 sq. ft.
970,968 sq. ft.*

*Indicates that the square fqotage of the Sears building (125,000 sq. ft.) plus an additional 30,000
sq. ft. approved but never constructed have been included in these areas.
COMMENT: A surplus of retail/commercial and office area is available for development
under the current Basic Plan, as noted above.
As a result, 441,468 sq. ft. of retail/commercial space, and 529,500 sq. ft. of office area are
available for development in the Town Center. (The Statement of Justification (SOJ)
incorrectly states that 640,864 sq. ft. of office space are available, however, that square
footage does not take into account the One Town Center building on Parcel L (located the
MD Route 197/Northview Drive intersection), which contains 111,364 sq. ft.)
The SOJ states that no changes are being requested from the prior retail/commercial or office
land use quantities.

A. Criteria for Basic Plan Approval

Section 27-195(b) of the County Zoning Ordinance sets forth the criteria for approval of a Basic
Plan:
"(1) Prior to the approval of the application and the Basic Plan, the applicant shall
demonstrate, to the satisfaction of the District Council, that the entire development
meets the following criteria:
(A) The proposed Basic Plan shall either conform to:
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(i) The specific recommendation ofa General Plan map, Area Master Plan map;
or urban renewal plan map; or the principles and guidelines ofthe plan text
which address the design and physical development, and the impact which
the development may have on the environment and surrounding properties;
or
(ii) The principles and guidelines described in the Plan (including the text) with
respect to land use, the number ofdwelling units, intensity ofnonresidential
buildings, and the location of land uses."
COMMENT: The applicant's Statement of Justification (SOJ) contends that
the proposed Basic Plan Amendment conforms to both the approved Prince
George's 2035 General Plan and the 2006 Bowie and Vicinity Master Plan.
Applicable policies contained in the County General Plan include:
(1) "Directing a majority of projected new residential and
employment growth to the Regional Transit District in
accordance with the Growth Policy Map . . . ", which includes
Local Centers and Town Centers. The Bowie Town Center falls
into this grouping, and as such, becomes the focus of new
residential and employment growth as a result of the application
that has been filed (Attachment 6).
(2) Support new employment growth in Employment Area in
accordance with the Growth Policy Map . . . ", which designates
the Bowie Local Center as an Employment Area, that will have
the highest concentrations of economic activity in four targeted
industries of healthcare and life sciences; business services;
information, communication and electronics; and, governmental
employment. The subject application addresses this policy by
including potential uses such as an assisted living facility and
office space.
The Bowie and Vicinity Master Plan offers development goals for the
Developing Ties, which includes the Bowie Town Center area:
(1) "Plan for compact, high-intensity, pedestrian-oriented, mixed-use
development in the Bowie Town Center. "
(2) "Encourage planned commercial centers as community focal
points. "
(3) "Encourage compact, planned employment areas. "
(4) "Promote redevelopment and revitalization in mixed-use activity
centers. "
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The project and the uses proposed by the subject application address these
Master Plan goals.
In summary, the proposed development will be consistent with the above
policies and goals of the County General Plan and the Bowie and Vicinity
Master Plan.
The Sears Parcel, according to the 2035 General Plan, is located in the "Local
Town Center ". The 2035 General Plan describes a Local Town Center as: "A
range of auto-accessible centers that anchor larger areas of suburban
subdivision. Overall the centers are less dense and intense than other center
types and may be larger than a half mile in size due to their auto orientation.
The centers typically have a walkable "core " or town center. Often the mix of
uses is horizontal across the centers rather than vertical within individual
buildings. While master plans may call for future heavy or light rail extensions
or bus rapid transit, no transit alternatives have been approved for
construction. "
The above provides a fairly accurate description of the existing Bowie Town
Center. The mix of uses proposed in the subject Basic Plan Amendment
complement the current mix of uses in the retail core and nearby residential
and comme,rcial uses found in the Town Center. The proposed residential
density, however, has been calculated applying the entire acreage of the 274acre Bowie Town Center, rather than the 10.81-acre Sears Parcel. Proposing
up to 800 dwelling units on 10.81 acres results in a residential density of 74.1
units/acre.
The applicant's Statement of Justification contains a comprehensive discussion
of the existing and available quantities of both residential and non-residential
(retail/commercial/office) development in the Bowie Town Center. The total
numbers of approved and existing residential dwelling units in the M-A-C
zoned portion of the Town Center, per the SOJ, are:
Multifamily Units
Townhouse Units
Totals

Approved Units
1,005
415
1,420

Existing Units
903
387
1,290

Units Available
102
28
130

A total of 130 new dwelling units (102 multifamily units + 28 townhouse units)
could be constructed within the M-A-C zoned area of the Town Center,
without any Basic Plan revision. However, no vacant land is available upon
which to build these dwellings.
The SOJ sets forth the applicant's Basic Plan amendment request for an
increase of 800 new multifamily dwelling units, which would result in a total of
1,703 multifamily units in the M-A-C zoned portion of the Town Center. The
calculation is as follows: (1,005 units approved - 903 existing units = 102 units
available; 903 existing units + 800 new units (maximum) requested = 1,703
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total (maximum) multifamily dwelling units) in the M-A-C zoned portion of
the Town Center.
The 102 available multifamily units should be subtracted from the 800 new
units requested, resulting in a request of a maximum of 698 new multifamily
units (800 units requested - 102 units available = 698 new (maximum)
multifamily units). However, the 698 new maximum should be reduced even
further because it includes 150 proposed new townhouse units, discussed
below. (It appears that the townhouses have been counted twice in the total of
800 new dwelling units. Therefore, they should be subtracted from being
included in the multifamily unit count, resulting in a maximum of new 548
multifamily dwelling units; 800 units requested - 102 units available - 150
double-counted new townhouse units = 548 new (maximum) multifamily
units.) The new maximum total of multifamily dwelling units for the M-A-C
zoned portion ofthe Town Center would be 1,451 total (maximum) multifamily
dwelling units (903 existing units + 548 new units = 1 ,451 total maximum).
With respect to townhouses in the M-A-C zoned portion of the Town Center,
the SOJ discusses the Basic Plan amendment request of 150 new townhouse
units, which would result in a total of537 townhouse units in the M-A-C zone.
This calculation is as follows: (415 units approved - 387 existing units = 28
units available; 387 units existing + 150 new units (maximum) requested = 537
total (maximum) townhouse units) in the M-A-C zoned portion of the Town
Center.
The 28 townhouse units available should be subtracted from the 150 new units
requested, resulting in a request of a maximum of 122 new townhouse units
(150 units requested - 28 units available = 122 new (maximum) townhouse
units). The new maximum total of townhouse dwelling units for the M-A-C
zoned portion of the Town Center would be 509 total (maximum) townhouse
dwelling units (387 existing units + 122 new units = 509 total maximum).
To summarize the above discussion:

Multifamily Units
Townhouse Units
Totals

Existing Units
903
387
1,290

Maximum
Adjusted Units
548
122
670

Maximum
Total ofUnits
1,451
509
1,960

A maximum of 1,960 total dwelling units (existing and new) for the M-A-C
zoned portion of the Bowie Town Center on 104.83 acres would result in a
residential density of18.7 dwelling units/acre (1,960 units + 104.83 acres = 18. 7
units/acres), which is within the residential density range of 10 - 47.9
units/acres set forth in the Master Plan and Zoning Ordinance, and the 10 - 60
units/acre recommended for Town Centers by the County's General Plan.
104.83 acres represent the total gross residential acreage of residentially-
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developed land, including the Sears Parcel, in the M-A-C zoned portion ofthe
Town Center. Those properties include:
Development Name
Essington
Essington
Heatheridge
Palisades
Parcel U
Evergreen Estates
Oakcrest
The Willows
Sears Parcel

Type ofUnits Acreage of Development
6.0 acres
Townhouses
8.7 acres
Multifamily
20.7 acres
Multifamily
13.4 acres
Townhouses
14.4 acres
Multifamily
21.8 acres
Townhouses
4.8 acres
Multifamily
4.32 acres
Multifamily
10.81 acres
Proposed
Total = 104.83 acres

Although the Statement of Justification references that, per CDP-8504/01, a
total of 1 00.51 gross acres comprise the various existing residential
developments in the M-A-C zone, the 4.32 acres from the development of the
former PT-1 alignment for The Willows Senior Apartments in the year 2000,
were added via CDP-8504/02. Therefore, 104.83 acres should be used for
residential density calculations. (Whether 100.51 acres are utilized to calculate
residential density, resulting in a density of 19.5 units/acre, or 104.83 acres are
used, leading to a density of 18. 7 units/acre, the density is still within the ranges
set forth in the Area Master Plan, Zoning Ordinance and General Plan.)
Including all 10.81 acres of the Sears Parcel in the calculation provides an "all
residential" scenario, since the exact number of acres of the property to be
developed residentially, are unknown at this time.
Section 27-491(a) ofthe Prince George's County Zoning Ordinance, sets forth
the methodology for calculating the base residential density for projects in a
New Town Center zoned M-A-C. The Zoning Ordinance sets the base
residential density at 10 dwelling units/acre. The base residential density,
therefore, would be: 104.83 acres X 10 dwelling units/acre = 1,048.3 dwelling
units. (Say 1,048 dwelling units is the base residential density for the subject
project/site.)
The maximum residential density is calculated by including the maximum
number of dwelling units established in the Zoning Ordinance (47.9 units/acre)
for a New Town Center zoned M-A-C. Applying the gross acreage of
residential land in the M-A-C-zoned portion of the BTC (104.83 acres), the
maximum residential density would be: 104.83 acres X 47.9 dwelling
units/acre = 5,021 .3 dwelling units. (Say 5,021 dwelling units is the maximum
residential density for the subject project/site.)
As discussed above, a maximum of 1,960 total dwelling units (existing and new)
for the M-A-C zoned portion of the Bowie Town Center on 104.83 acres would
result in a residential density of 18.7 dwelling units/acre (1,960 units + 104.83
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acres = 18.7 units/acre), which is within the residential density range of 10 47.9 units/acres set forth in the General Plan, Master Plan and Zoning
Ordinance. Therefore, a · density of 18.7 units/acre is within the density range
established in the three aforementioned County documents.
The County General Plan also sets forth the following goal for affordable
housing: "Provide a variety of housing options - ranging in price, density,
ownership, and type - to attract and retain residents, strengthen
neighborhoods, and promote economic prosperity. "
Policies to implement the affordable housing goal stated in the General Plan
include:
•

"Concentrate medium- to high-density housing development in
Regional Transit Districts and Local Centers with convenient
access to jobs, schools, child care, shopping, recreation, and other
services . . . ". (The Bowie Town Center is a Local Center, as shown
on the Growth Policy Map contained in the County's approved
General Plan.)

•

"Preserve and expand the range of housing types and ownership
opportunities, such as owner/resident of multifamily building and
housing cooperatives, at different price points . . . ".

•

"Expand hQusing options to meet the needs of the County's seniors
who wish to age in place. "

•

"Integrate green building practices and achieve LEED or
equivalent certification in housing construction . . . ".

The redevelopment project in the Town Center should provide affordable
housing, thereby addressing the affordable housing goal and aforementioned
policies set forth in the County's General Plan.
In the fall of 2018, Prince George's County released a publication focused on a
Comprehensive Housing Strategy (CHS) titled, "Housing Opportunities for
All ". This document establishes a three-goal housing program, the aim of
which is "to help existing and future residents in Prince George's County
through strategic investments in housing over the next 10 years. " Those three
goals include:
•

Support existing residents by having "a place to live and thrive
within Prince George's County. "

•

Attract new residents by making "Prince George's County a
community of choice for millennials, families, employers, and
developers. "
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Build on strategic investments and submarket conditions by
expanding "economic opportunities through our housing
investments and tailor those investments to the many unique
submarket conditions throughout the county."

The CHS also establishes three geographic Subareas: Urban; Suburban; and,
Rural. Bowie is shown to be in a Suburban Subarea. According to the CHS,
"A supply gap is widespread across income levels in the Suburban Subarea,
but more concentrated on the lowest and higher ends of the income spectrum
in the Urban and Rural Subareas. The Suburban Subarea lacks enough rental
housing for households earning less than 30 percent ofAMI (Average Median
Income) (approximately 4,100 units); 31-50 percent of AMI (approximately
900 units); and 80 percent ofAMI or more (approximately 4,500 units).
A strategy developed noted in the CHS to "encourage new, context-sensitive
development that expands housing types to serve the county's diverse
population and distinct geographic character," proposes an action to address
this by "building more mixed-use and mixed-income developments". "A
mixed-income community includes households of varying income levels, with
a range of owner- and renter-occupied housing set aside at various levels of
affordability".
Regionally, the Metropolitan Washington Council of Governments (COG)
adopted a housing study in September 2019 titled, "The Future of Housing in
Greater Washington". This study created three regional housing targets:
Regional Target 1 - Amount: "At least 320,000 housing units should be
added in the region between 2020 and 2030. This is an additional 75,000
units beyond the units already forecast for this period."
Regional Target 2 - Accessibility: "At least 75% of all new housing
should be in Activity Centers or near high-capacity transit."
Regional Target 3 - Affordabilitv: "At least 75% ofnew housing should
be affordable to low- and middle-income households."
The COG study recognizes 141 Activity Centers in its member jurisdictions,
including the Bowie Town Center area. This area is also adjacent to a park
and-ride lot (transit center) on Northview Drive.
Goals for the Bowie Regional Center, which includes the Bowie Town Center,
pursuant to the Bowie and Vicinity Master Plan, are to:
•

"Promote compact, mixed-use development at moderate to high
densities."

•

"Encourage high-quality infill and redevelopment of existing
commercial and parking areas, over time."
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•

"Require pedestrian-oriented and transit-oriented design. "

•

"Provide necessary transportation
improvements to support the plan. "

and

public

facility

The above items will be addressed in the subsequent submissions.
"(B) The economic analysis submitted for a proposed retail commercial area
adequately justifies an area of the size and scope shown on the Basic Plan;"
COMMENT: The Statement of Justification states, "The instant application
does not contain a proposal for additional retail commercial development over
and , beyond what has already been approved in the previous basic plan (A8589-C). Therefore, an economic analysis is not required for this application. "
Page 9 of the SOJ states, "The District Council's approval on June 13, 1988
(per A-8589-C) included 1,225,000 sq. ft. of commercial retail of which 441,468
sq. ft. remains available to be allocated within the Bowie New Town Center
(including on the Sears Parcel). No changes are being requested from the prior
approval commercial retail land use quantities. "
Further on page 9, "The District Council's approval on June 13, 1988 (per A8589-C) included 900,000 sq. ft. of office space of which 640,864 sq. ft. remains
available to be constructed within the Bowie New Town Center (including on
the Sears Parcel). No changes are being requested from the prior approved
office land use quantities. "
Since surpluses of commercial/retail and office square footage are available in
the Town Center, pursuant to A-8589-C, and the proposed Basic Plan
Amendment does not propose to exceed the established square footage caps,
then an economic analysis is not recommended for this application.
"(C) Transportation facilities (including streets and public transit) (i) which are
existing, (ii) which are under construction, or (iii) for which one hundred
percent (100%) of the construction funds are allocated within the County
Capital Improvement Program, with the current State Consolidated
Transportation Program, or will be provided by the applicant, will be adequate
to carry the anticipated traffic generated by the development based on the
maximum proposed density. The uses proposed will not generate traffic which
would lower the level of service anticipated by the land use and circulation
systems shown on the approved General or Area Master Plans, or urban
renewal plans;"
COMMENT: The applicant has submitted a Traffic Impact Analysis (TIA)
for the proposed Basic Plan Amendment. According to the Statement of
Justification, the TIA "clearly demonstrates that all transportation facilities,
either existing and/or proposed to be constructed by the Applicant, will be
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adequate to carry the anticipated traffic generated by the development based
on the maximum proposed density in this application." Results ofthe TIA note
that "this project will satisfy the APFO (Adequate Public Facilities Ordinance)
requirements of Prince George's County and should be approved." The TIA
mentions that the subject property "is proposed to be developed with an
additional 122 townhouse units and 548 multifamily units." However, the
traffic impact study submitted with the CDP and Preliminary Plan of
Subdivision applications will provide a more refined proposal in terms of the
number of dwelling units and retail/commercial/office square footages. The
current TIA under review calls attention to the Evergreen Parkway/Emerald
Lane intersection during both the AM and PM peak hours. This intersection
will be studied in further detail at the CDP and Preliminary Subdivision stages,
when the number of dwelling units and square footages of
retail/commercial/office uses being proposed have become more refined. The
TIA submitted at this time satisfies the test for transportation for a Basic Plan
Amendment.
In its review, the Prince George's Department of Public Works &
Transportation noted that, "The site will generate an additional 37 am and 43
pm peak hour trips at the Excalibur Road and Mitchellville Road intersection
that will adversely affect the traffic operations. Therefore, the developer
should upgrade the signal to a split phase for East/West bound traffic on
Excalibur Rd as a part of the offsite improvements." This intersection, too,
will be further studied at the CDP and Preliminary Plan stages, resulting in
any forthcoming recommendations for improvements that may be necessary
from the subject site/development.
"(D) Other existing or planned private and public facilities which are existing,
under construction, or for which construction funds are contained in the first
six (6) years of the adopted County Capital Improvement Program (such as
schools, recreation areas, water and sewerage systems, libraries, and fire
stations) will be adequate for the uses proposed;"
COMMENT: The SOJ notes that, "The public facilities which are either
existing, to be provided by the applicant, or fully-funded within the County's
Capital Improvement Program ("CIP"), will be adequate for (the) mix of uses
proposed in this application." As with transportation improvements, the
public and private improvements approved with this redevelopment project
will be determined at the subsequent CDP and Preliminary Plans stages of
review.
The residential component of the proposed development will be subject to all
applicable public safety and school surcharges, which will be determined
during the Preliminary Plan review and required to be paid at the time of the
issuance of building permits.
"(E) Environmental relationships reflect compatibility between the proposed
general land use types, or if identified, the specific land use types, and
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surrounding land uses, so as to promote the health, safety, and welfare ofthe
present and future inhabitants ofthe Regional District."

COMMENT: Environmental relationships between the land use types
proposed and the surrounding land uses to promote the health, safety and
welfare ofpresent and future area residents should be developed by: providing
pedestrian and bicycle access and connections to the existing trails and
walkways in the immediate and surrounding areas; providing and designating
areas on the site for transit access; and, by utilizing green building techniques
in the development and building design and construction processes. The mix
of land uses proposed under this Basic Plan Amendment, which includes
multifamily residential, retail/commercial, office, hotel, and attached single
family dwellings (townhouses) or an assisted living facility, is compatible with
the mix of uses that now exist in and around the Bowie Town Center. That
mix includes: multifamily residential (Heather Ridge Apartments, Harmony
Place Apartments, Oakcrest and The Willows Senior Apartments); attached
single-family dwellings (The Palisades, Essington); retail/commercial (Bowie
Town Retail Core area, The Shoppes at Bowie Town Center); office (One Town
Center, Inovalon building, Bowie City Hall); hotel (Marriott TownPlace
Suites); and, assisted living facility (Brookdale Woodward Estates).
The existing land uses in the Bowie Town Center include: residential in
multifamily units (including two senior projects), attached townhouse units;
retail/commercial in facilities of various square footages; office in both low
and mid-rise and single story structures; and, a h9tel. (The specific names of
the projects have been noted above.) The Basic Plan Amendment proposes
these types of uses as well. The Statement of Justification states, ". . . the
proposed residential development in this basic plan amendment will be highly
compatible with the surrounding amenities already existing in the Bowie Town
Center (e.g. Bowie City Hall, Bowie Health Center, Bowie Gymnasium, and
other retail/office amenities nearby, etc.)." Given the existing land uses in the
BTC, and those proposed under the Basic Plan amendment, the health, safety
and welfare of current and future residents of Bowie and the County will
continue to be promoted.
"(2) Notwithstanding subparagraphs (C) and (D), above, where the application anticipates a
construction schedule of more than six (6) years (Section 27-179), public facilities
(existing or scheduled for construction within the first six (6) years) will be adequate to
serve the development proposed to occur within the first six (6) years. The Council
shall also find that public facilities probably will be adequately supplies for the
remainder of the project. In considering the probability of future public facilities
construction, the Council may consider such things as existing plans for construction,
budgetary constraints on providing public facilities, the public interest and public need
for the particular development, the relationship of the development to public
transportation, or any other matter that indicates that public or private funds will likely
be expended for the necessary facilities."
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COMMENT: Per the SOJ, "the applicant intends to complete construction of the
mix of uses on the Sears Parcel within six (6) years of obtaining all necessary
entitlement/permit approvals. "
While the above goals should guide the design of the Sears parcel redevelopment, amending
the BTC Basic Plan provides an opportunity to address the goals, strategies and actions
mentioned in the County's Comprehensive Housing Strategy to set aside a minimum number
of the dwelling units approved for this project as affordable units. It is therefore
recommended that the Basic Plan include a minimum of 10% of the dwelling units approved
for this project as affordable units for individuals earning between 60%-80% of the area's
average median income. (Currently, the average median income in the Washington
Metropolitan Area, defined as Median Family Income for affordable housing purposes, is
$126,000, resulting in a qualifying income range of $75,600 - $100,800.)

B. Conformance with Purposes of the Zoning Ordinance
As noted above, the Sears Parcel and most of the properties in the BTC are zoned M-A-C (Major
Activity Center) in a Comprehensive Design Zone (CDZ). Section 27-476 of the County Zoning
Ordinance identifies three reasons for having CDZs. The most applicable reason in this case is:
"(3) There is a need to encourage the optional and imaginative utilization of land
contemplated by Comprehensive Design Zones in order to:
(A) Improve the total environment;"
COMMENT: The total environment on and in the vicinity of the subject
property would be improved by: the broad range of uses envisioned,
including, a variety of housing types (multifamily, townhouses, assisted living
facility) and price points; small scale retail/commercial uses, including a
hotel; office uses; enhancing the existing pedestrian and bicycle network by
constructing new internal and external connections; accommodating transit
in the site design; and, incorporating green building techniques throughout
the project.
"(B) Lessen the public costs associated with land development and use;"
COMMENT: One way of achieving this goal is to a compact, mixed use
project, similar to what is proposed by the subject Basic Plan Amendment.
"(C) Fulfill the purposes of each individual Comprehensive Design Zone; and"
COMMENT: The purposes of the M-A-C CDZ are discussed below.

"(D) Fulfill the recommendations and purposes of the General Plan, Master Plans,
or Sector Plans in selected areas."
COMMENT: The purposes of the General Plan (Plan 2035) are "to make
Prince George's County:
•

A competitive force in the regional economy;
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•

A leader in sustainable growth;

•

A community of strong neighborhoods and municipalities; and,

•

A place where residents are healthy and engaged."

The proposed project has the potential to address these purposes by
providing a mix of residential, retail/commercial and office uses, developed
in a sustainable fashion that are compatible with and complement the
existing commercial and residential developments, and expand and connect
with the adjacent pedestrian network.
Recommendations of the General Plan for Town Centers throughout the
County, including the Bowie Town Center, are discussed above. Further, the
General Plan identifies characteristics Town Centers should include:
•

A new housing unit mix consisting of "low-rise apartments and
condos, townhouses, and small, single-family lots;"

•

An "average net housing density for new development of 10-60
dwelling units/acre;"

•

A Floor Area Ratio "(FAR) for new commercial development of
1-2.5;" and,

•

Transportation characteristics that include "largely automobile
oriented with access from arterial highways and limited bus
service along with on-demand bus service."

Purposes ofthe Bowie and Vicinity Master Plan are to:
•

Set forth "the key visions, goals, and policies for the" Bowie
Planning Area;

•

Identify "policies and strategies to further implement the
General Plan and to address local issues"; and,

•

Encourage high-intensity land use activities in the mixed-use
activity centers, such as the Bowie Town Center.

Master Plan goals for the Town Center, which is a part ofthe Bowie Regional
Center, include:
•

Promoting "compact, mixed-use development at moderate to
high densities";

•

Encouraging "high-quality infill and redevelopment of existing
commercial and parking areas, over time";
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•

Requiring "pedestrian-oriented and transit-oriented design ";
and,

•

Providing "necessary transportation
improvements to support the plan. "

and

public facility

Pursuant to Section 27-489 (a) ofthe County Zoning Ordinance, "The purposes ofthe M-A-C Zone
are to:
(1) Establish (in the public interest) a plan implementation zone, in which (among other
things):
(A) Permissible residential density and building intensity are dependent on providing
public benefit features and related density/intensity increment factors; and
(B) The location of the zone must be in accordance with the adopted and approved
General Plan, Master Plan, Sector Plan, public urban renewal plan, or Sectional
Map Amendment Zoning Change;"
COMMENT: The permissible residential density, pursuant to the County's
General Plan, for a Town Center, such as the Bowie Town Center, is a range of
between 10 and 60 dwelling units per gross residential acre, depending on the public
benefit features and density/intensity increment factors that can be met by the
proposed project. (The gross residential acre and commercial building intensity
are calculated utilizing formulas that are set forth in Section 27-485 of the Zoning
Ordinance, applying factors that include land area, the number of dwelling units
proposed and the maximum square feet of commercial space proposed.)
Construction of the Bowie New Town Center was completed in 2011, with the
opening of the TD Bank in the Bowie Corporate Center. Since then, the first
redevelopment of a parcel in the Town Center occurred with the 2017 approval of
the 7,522 sq. ft. BJ's Restaurant and Brewhouse, which is located on a portion of
the subject 10.81-acre site. However, the location and approval of a Bowie New
Town Center were identified in the Bowie-Collington Master Plan and Sectional
Map Amendment approved by the District Council in 1975. The 1991 and 2006
Bowie and Vicinity Master Plans, as well as the most recent County General Plan
(Plan 2035), identify and continue to recognize the BTC for development and
redevelopment.
"(2) Establish regulations through which adopted and approved public plans and policies
(such as the General Plan, Master Plans, Sector Plans, public urban renewal plans, and
Sectional Map Amendment Zoning Changes for Major Metro Centers, New Town
Centers, and Corridor City Centers) can serve as the criteria for judging individual
physical development proposals;"
COMMENT: Part 8, Division 1 (Comprehensive Design Zones) of the County
Zoning Ordinance sets forth the development regulations for projects in the M-A-
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C Zone. These regulations will be reviewed at the CDP, Preliminary Plan and
Specific Design Plan (SDP) stages of the proposed development.
The County's General Plan (Plan 2035) and the Bowie and Vicinity Master Plan
have both established recommendations for the development/redevelopment of a
Town Center, and, more specifically, the Bowie Town Center.
Those
recommendations have been noted above in this report. An evaluation of the
proposed this Basic Plan Amendment request finds that the subject application
generally conforms to the applicable recommendations of the General Plan and
Area Master Plan, and they will be carried forward as the development review
process proceeds. However, as noted above, the County's General Plan also sets
forth the following goal for affordable housing: "Provide a variety of housing
options - ranging in price, density, ownership, and type - to attract and retain
residents, strengthen neighborhoods, and promote economic prosperity. " The
redevelopment project in the Town Center should provide affordable housing,
thereby addressing the affordable housing goal and aforementioned policies set
forth in the County's General Plan.
"(3) Assure the compatibility ofproposed land uses with existing and proposed surrounding
land uses, and existing and proposed public facilities and services, so as to promote the
health, safety, and welfare ofthe present and future inhabitants of the Regional District;
and"
COMMENT: The existing land uses in the Bowie Town Center include: residential
in multifamily units (including two senior projects), attached townhouse units;
retail/commercial in facilities of various square footages; office in both low- and
mid-rise and single story structures; and, a hotel. (The specific names of the
projects have been noted above.) The Basic Plan Amendment proposes these types
of uses as well. The SOJ states, ". . . the proposed residential development in this
basic plan amendment will be highly compatible with the surrounding amenities
already existing in the Bowie Town Center (e.g. Bowie City Hall, Bowie Health
Center, Bowie Gymnasium, and other retail/office amenities nearby, etc.). " Given
the existing land uses in the BTC, and those proposed under the Basic Plan
amendment, the health, safety and welfare of current and future residents of Bowie
and the County will continue to be promoted.
"(4) Encourage and stimulate balanced land development."
COMMENT: According to the SOJ, the types of land use development proposed
by this Basic Plan revision request "will provide an appropriate mix of residential
uses in close proximity to one another which, in turn, will effectually promote
various means of transportation, including biking and walking. The end result of
such activity will be to reduce reliance on automobile trips throughout the area and
enhance the Bowie New Town Center. " The project offers the potential prospect to
broaden the live-work opportunities that will continue to be available in the Town
Center and immediately adjacent properties. In turn, balanced land development
will continue to be encouraged.
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In summary, given the above discussion, the purposes of the Zoning Ordinance will be
achieved by the subject proposal.

C. Public Benefit Features and Density Increment Factors

In Comprehensive Design Zones, such as the M-A-C zone within which the Bowie New Town
Center is located, residential density and commercial square footage intensity are permitted to be
increased, provided the development proposal includes certain Public Benefit Features and can
meet Intensity Increment Factors. Section 27-486 of the County Zoning Ordinance sets forth the
criteria and formulas for those increases.

Pursuant to Section 27-486(a), "Residential density determinations in the L-A-C and M-A-C Zones
shall be based on an average number of dwelling units per gross residential acre." "The base
residential density shall be the numerical base to which increment factors may be applied. The
base density shall not establish the minimum density for development in the zone. Motel units,
hotel units, and living accommodations in institutions shall not be considered as dwelling units."
According to Section 27-486(c), "Commercial intensity determinations shall be based on a gross
building-area-to-gross-commercial-land-area ratio. The base commercial floors area ratio shall be
the numerical base to which increment factors may be applied."
In the subject case, the base residential density is 1,048 dwelling units (104.83 acres X 10 dwelling
units/acre = 1,048.3 dwelling units. (Say 1,048 dwelling units is the base residential density for the
subject site.)
The regulations for Public Benefit Features and Density/Intensity Increment Factors for New Town
Centers are established in Section 27-491(b) ofthe County Zoning Ordinance.
(1) For at least 45% of the gross commercial acreage in green area, an increment factor
may be granted, not to exceed 10% in FAR (Floor Area Ratio).
COMMENT: The applicant is not pursuing this density increment.
(2) For each additional 5% of the gross commercial acreage in green area (in excess of
45%), to a total of 70% of the gross commercial acreage in green area, an increment
factor may be granted, not to exceed 3% in FAR.
COMMENT: The applicant is not pursuing this density increment.
(3) For each 5% ofthe gross residential acreage in green area (in excess of55%) to a total
of 70% of the gross residential acreage in green area, an increment factor may be
granted, not to exceed 2% in dwelling units.
COMMENT: The applicant is not pursuing this density increment.
(4) For improved common recreational space totaling at least 200 square feet per dwelling
unit (available without charge) for use by the residents; OR
At least 200 square feet per unit of private open space contiguous to dwelling units;
OR
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A combination of both of the above items, which provides at least 200 square feet of
either recreational space or private open space per dwelling unit, an increment factor
may be granted, not to exceed 1 0% in dwelling units.
COMMENT: This increment was previously approved with CDP-8504.
However, using the updated acreage of residential development in the M-A-C
zone, an increment of 104.8 dwelling units (1,048 dwelling units X 10%) may be
possible.
(5) For a pedestrian system separated from vehicular rights-of-way, which provides a
direct, uninterrupted link either with a major transportation terminal between blocks,
or between major structures located at least 500 feet from each other, an increment
factor may be granted, not to exceed: 15% in dwelling units; 1 0% in FAR; and a 20%
reduction in residential parking spaces for residential units located within a 1 ,500-foot
walking distance of a major transit stop.
COMMENT: This increment was previously approved with CDP-8504.
However, using the updated acreage of residential development in the M-A-C
zone, an increment of resulting in 157.2 dwelling units (1,048 dwelling units X
15%) may be possible.
The applicant is not requesting any additional commercial density over the cap
previously approved.
A 20% parking reduction for residential units will be determined at the time of
the CDP.

(6) For public facilities (excluding streets and open space areas), an increment factor may
be granted, not to exceed: 50% in dwelling units; 75% in FAR.
COMMENT: This increment was previously approved with CDP-8504.
However, for purposes of this analysis, the applicant is requesting the full 50%
increase of units, resulting in 524 dwelling units (1,048 dwelling units X 50%).
The applicant is not requesting any additional commercial density over the
previously approved cap.

(7) For distinctive streetscape or parking area design or furnishings (such as luminaries,
directional and advertising signs, benches and paved surfaces), an increment factor
may be granted, pot to exceed: 1 5% in dwelling units; 1 0% in FAR.
This increment was previously approved with CDP-8504.
COMMENT:
However, for purposes of this analysis, the applicant is requesting the full 15%
increase of units, resulting in 157.2 dwelling units (1,048 dwelling units X 15%).
The applicant is not requesting any additional commercial density over the
previously approved cap.

(8) For preserving irreplaceable features (such as stands of trees, natural swales, or historic
buildings), an increment factor may be granted, not to exceed: 10% in dwelling units;
l 0¾ in FAR.

-..
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COMMENT: This increment was previously approved with CDP-8504.
However, for purposes of this analysis, the applicant is requesting the full 10%
increase of units, resulting in 104.8 dwelling units (1,048 dwelling units X 10%).
The applicant is not requesting any additional commercial density over the
previously approved cap.
(9) For placing all required parking for commercial uses in covered multilevel or
underground parking structures, an increment factor may be granted, not to exceed:
50% in FAR; 30% reduction in required commercial parking spaces, ifit can be shown
that the reduction is warranted in terms of number of spaces required during peak
hours.
COMMENT: The applicant is not pursuing this density increment.
( 1 0) For placing all required parking for residential uses in covered multilevel or
underground parking structures, an increment factor may be granted, not to exceed
50% in dwelling units.
COMMENT: This increment may be pursued at the time of CDP. If so, the
resulting increase in dwelling units would be 524 units (1,048 dwelling units X
50%).
( 1 1 ) For M-A-C Zone applications submitted pursuant to Section 27-1 79(a)(l)(A), for each
2,500 square feet of lands which are combined in one application (having a total area
of at least 1 0,000 square feet), provided these lands were owned by different
individuals or corporations and not been subdivided for at least two years prior to the
submittal of the application, an increment factor may be granted, not to exceed: 0.04
FAR for each 2,500 square feet; the total increment granted shall not exceed 0.32 FAR.
COMMENT: The applicant is not pursuing this density increment.
( 1 2) For a substantial mix of uses within a single building, an increment factor may be
granted, not to exceed: 15% in dwelling units; 1 5% in FAR.
COMMENT: The applicant may pursue the dwelling unit increment at the time
of CDP submission. If so, the result would be an additional 157.2 dwelling units
(1,048 dwelling units X 15%).
The applicant is not requesting any additional commercial density over the
previously approved cap.
( 1 3) For incorporating solar access or active/passive solar energy in design, an increment
factor may be granted, not to exceed: 20% in dwelling units; 15% in FAR.
COMMENT: This increment was previously approved with CDP-8504.
However, for purposes of this analysis, the applicant is requesting the full
percentage increase for dwelling units, resulting in 209.6 additional dwelling units
(1,048 dwelling units X 20%).
The applicant is not requesting any additional commercial density over the
previously approved cap.
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In summary, although the applicant is requesting up to 800 dwelling units on the Sears Parcel, if
all of the residential density increments sought for the M-A-C zoned portion of the Bowie Town
Center are approved, the maximum total number of dwelling units permitted in that area would be
1,938.8 units, as follows:
Residential Increment Factor Number
#4
#5
#6
#7
#8
#10
#12
#13

Additional Number of Dwelling Units
104.8
157.2
524.0
157.2
104.8
524.0
157.2
209.6
Total =
1,938.8

The applicant is going through this exercise to show that additional dwelling units are achievable,
above and beyond the base residential density for the Bowie New Town Center. However, this
calculation is not required to be done until the CDP stage. Thus. this section is for illustrative and
informational purposes only.
Furthermore, ifall ofthe residential density increments are approved, then the new total ofdwelling
units permitted within the M-A-C zoned portion of the Bowie Town Center would increase to
2,986.8 units (1,048 base number ofdwelling units + 1,938.8 additional units), and not specifically
to the Sears Parcel. However, the application is requesting a proposed density of 2,090 dwelling
units for the M-A-C zoned portion ofthe Bowie Town Center (1,420 currently approved dwelling
units - 130 available dwelling units = 1,290 existing dwelling units + 800 dwelling units). As a
result, a potential of 896 dwelling units would exist for the M-A-C zoned portion of the Bowie
Town Center (2,986 units permitted - 2,090 units proposed = 896 surplus of dwelling units for
future development). These totals are dependent on approval ofthe residential density increments,
which will be determined at the time ofthe CDP application.

VI. Recommendation

Since the proposal meets the criteria for the approval of a Basic Plan, and meets the purposes of
the M-A-C zone, it is recommended that #A-8589-04, an Amendment to the Bowie New Town
Center Basic Plan, be APPROVED with the following conditions, which are intended to enhance
the quality and design of the proposed development, and be compatible with the goals of the
County's General Plan, the County's Comprehensive Housing Strategy, the County Zoning
Ordinance, the Council ofGovernments' 2019 housing study, and the Bowie and Vicinity Master
Plan:
1. T)le Bowie New Town Center Basic Plan shall be amended to include: a maximum of
548 new multifamily dwelling units and 122 new townhouse dwelling units, for a
maximum total of670 new dwelling units on Lot 6 (the Sears Parcel); and, a maximum
total of 1 ,960 dwelling units in the M-A-C zoned portion of the Bowie New Town
Center, comprised of a maximum total of 1,451 multifamily dwelling units and a
maximum total of509 townhouse dwelling units.

Basic Plan Amendment #A-8589-04
Bowie Town Center, Lot 6
Former "Sears Parcel"
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2. A minimum of 10% of the new dwelling units constructed shall be for individuals
earning between 60%-80% ofthe area's average median income.
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LAND USE
ESTABLISHED COMMUNITIES
1.

Any redevelopment of the Bowie racetrack (Bowie Training Center) should be with single-family, low
density residential uses.

2.

The historic viewshed of the Jesuit property associated with Sacred Heart Church should be preserved.

3.

A Residential Neighborhood Conservation Area and zoning district should be established to protect the
original Levitt sections and conserve the City's older neighborhoods. This zoning tool should establish
uniform zoning standards, such as lot coverage standards, and should also prohibit unwanted special
exception uses from encroaching on the established neighborhood character.

Mixed Use Activity Centers
Higher-density and mixed-use development should be concentrated within the Bowie Local Center (and the
4.
Bowie/MARC Center) while encouraging only low- and medium-density development and revitalization of
existing centers in the Established Communities. _..,,-----.._
5.

Additional focus should be placed on redevelopment in the MD Route 450 Mainstreet area that converts
this area from a through arterial to a main street. Appropriate design standards should be adopted in
conjunction with a Sector Plan for the Bowie Mainstreet Activity Center. The boundaries of the Bowie
Mainstreet mixed-use activity center should be expanded to include the civic uses on MD 450 (Bowie High
School, Bowie Center for the Performing Arts, the public library and racquet club), the Bowie Community
Center, the Levitt model homes on Sussex Lane, the adjacent townhouse communities on Millstream Drive,
Marquette Lane and Scarlet Oak Terrace and the funeral home and church located east of Race Track Road.
A mixture of uses should be encouraged at the Bowie Mainstreet's three shopping center properties, as well
as the commercial use area along Superior Lane. These areas should be designated as the "core" of the
Bowie Mainstreet mixed-use activity center. The three "core" properties should be designated as preferred
sites for small-lot, affordable residential development.

6.

Pedestrian-oriented, mixed-use development should be encouraged within the existing commercial district
of Old Town Bowie. Opportunities to develop a wider range of compatible housing choices in Old Town
Bowie via the Comprehensive Design Zone technique are generally supported. The concept of creating an
arts or cultural center in Old Town Bowie should be explored in the next Master Plan update.

7.

The development concept for West Bowie Village should be limited to basically non-residential uses within
the existing business district, except that live-work units should be specifically included as an allowed
residential dwelling type within the commercial district.

8.

The Pointer Ridge mixed-use activity center is supported, however, no vehicular access, including indirect
access via parking lots, should be allowed to Pointer Ridge Drive.

US 301/MD 3 Median
Existing properties in the MD 3/US 301 median should be retained in the R-R zone. Expansion of existing
6.
commercial uses should be discouraged, as they will further contribute to an already over-burdened
transportation system and create the potential for increased vehicular conflicts. Any future commercial
rezoning of residential properties to commercial zones is discouraged.
7.

The consolidation of existing commercial properties in the MD 3/US 301 median should be encouraged to
provide more coordinated and attractive development.

8.

Any improvement to median properties should include adequate turning lanes and acceleration/deceleration
lanes.
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RURAL AND AGRICULTURAL AREAS
1.

Properties located i n the R-O-S, O-S and R-A zones (or any equivalent new zoning districts) should not be
served by public water and sewer facilities unless it can be demonstrated that their development is not
feasible through any other method.

2.

The portion of the planning area east of US Route 3 0 1 , south of US Route 50 should be recommended only
for permanent low-density development, with the exception of the area north of the Mill Branch Road
intersection.

3.

The historic viewshed of the Jesuit property associated with Sacred Heart Church should be preserved.

4.

The zoning pattern should be adj usted to permit R-A zoning on the more developable land within the Rural
Tier, especially east of Route 301 where the east-west direction of stream valleys separates the land into
more developable high ground suitable for the R-A zone and lowland areas that should be zoned O-S.

5.

Development of properties in the Rural and Agricultural Areas should address the following:
• protection of agricultural uses;
• minimization of lot coverage and building bulk to avoid overly imposing new structures;
• the use of conservation and wildlife habitat landscaping and avoidance of non-native plants;
• preservation or creation of meadows and woodlands;
• restrictions in sizes of lawns around all structures; and
• use of aesthetically pleasing vinyl and aluminum siding.

6.

The use of signalized intersections should be avoided in favor of traffic circles at higher volume
intersections.

7.

Rural road design standards that allow for bikeable shoulders and pervious surfaces should be created.

8.

Agricultural easements should be given priority where agricultural uses are located outside of the Green
Infrastructure Network.

Commercial and office development should be concentrated in the Bowie Local Center.
2.

The boundaries of the Bowie Local Center should be determined using the Growth Policy Map in Plan
Prince George's 2035 and expanding it to include the more intensely developed and densely populated
portions of the City. The boundaries of the Bowie Local Center should be adjusted to include all of the
property in the original Bowie New Town Center (BNTC) Comprehensive Design Plan (CDP) area, a
mixed use retail/residential/office development. Further, to add to the variety of housing types of the
Bowie Local Center's residential component and to reflect the synergy and proximity of this area to the
core sub area of the retail portion of the BNTC, the boundary of the Bowie Local Center should expanded
to include: the Bowie Health Center campus (including adjacent facilities); the Bowie Crossing
development and adjacent County Park-and-Ride lot; the Heather Hills residential community; the M-A-C
and R-S zoned lands between MD Route 1 97 and Old Collington Road; Enfield Chase; the Northview
Elementary School property and the portion of the "Northview" section north of that property; Pin Oak
Village and Covington; the Longleaf cluster subdivision; and, Prince George's Stadium.

3.

The more intense development described i n the Bowie and Vicinity Area Master Plan should not occur
until the necessary transportation facilities are in place to support it. Recommendations should be made for
staging the Master Plan's land use recommendations into short-range, medium-range and long-range
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(ultimate) proposals tied to provision of necessary infrastructure (e.g completion of the US 301/MD 197
interchange, establishment of a transit center, etc.).
EMPLOYMENT AREAS*
The City should facilitate development of employment land uses at Melford, Bowie Gateway Center and
Bowie Town Center.
2.

Continued employment and office development is encouraged within the designated Employment Area.

3.

Melford is recognized as a key employment feature o f the Bowie Local Center.

* As defined by the Prince George ·s County General Plan, Plan Prince George 's 2035. and anyfuture amendments.
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ECONOMIC PROSPERITY
Commercial land uses, including employment uses, are a measure ofthe economic viability ofthe
community. Both the location ofcommercial zoning and the way in which these sites develop can greatly
irifluence the image ofthe City. Commercial activities should be convenient, yet unobtrusive. Impacts on
neighboring residential properties and transportation users must be thoroughly assessed and mitigated.
Site plan approval should only be grantedfor those proposals meeting applicable regulations, standards
andpolicies. A revitalization plan for Old Town Bowie is directing preservation and revitalization efforts
in that portion of the City.
1.

Compatible commercial development, employment uses and mixed-use development, including live-work
dwelling units, should be promoted in designated centers.

2.

Auto service centers or related commercial uses should be directed to highway-oriented sites on the
periphery of the community.

3.

Strip commercial development, particularly single-use or pad site configuration, should be discouraged.
Commercial development should be located in planned or designated centers rather than on isolated,
scattered sites.

4.

Redevelopment of older centers is encouraged before development of sites in new locations.

5.

Commercial and office development should be concentrated in the Bowie Local Center.

6.

Existing commercial centers should be preserved, rehabilitated or redeveloped.

7.

A planning area-wide fiscal impact analysis should be undertaken before any additional commercial zoning
intensity is approved.
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HOUSING AND NEIGHBORHOODS
Residential development makes up the largest single land use category in the City. In fact, the City is well
known for its reputation as a bedroom suburb of Washington D. C. As population ofthe City becomes more
diverse, its housing needs are also changing. It is important to provide a wide range ofhousing opportunities
in the community and to guarantee that new subdivisions are designed with an identity and can be integrated
into the City 's existing neighborhoods. Residential land use policies should not only address the provision of
housing, but should also provide guidance on the development ofresidential projects.
1.

Preserve and enhance the quality of the residential character of the City by maintaining a majority of
single-family, detached dwelling units throughout the community and balancing it with a choice of housing
types, sizes and styles, including Ii ve-work dwelling units and housing for residents of all ages and incomes
and for populations with special needs and/or disabilities.

2.

The inventory of housing opportunities for senior citizens, active adults (age 50+) and for persons with
disabilities should be expanded.

3.

To continue to provide a broad range o f housing types and styles within the planning area, each builder
within a new residential development is encouraged to provide at least one single-story unit type or a model
which includes a first floor master bedroom in their architectural portfolio to address the needs of the active
adult and senior population, persons with disabilities, and empty nesters.

4.

Special Exception applications that significantly change the character of an undeveloped land parcel in a
residential area are to be discouraged.

5.

Housing opportunities for moderately low-, low- and very low-income families, as defined by the City's
Consolidated Housing Plan, are encouraged. Th.is housing should be distributed throughout the City so it is
not concentrated in any particular are
Affordable housing should be provided in all new residential development and redevelopment with.in the
Bowie Local Center.
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COMMUNITY HERITAGE, CULTURE AND DESIGN
HISTORIC PRESERVATION - Historic preservation is a valuable component ofthe development process
as opportunities arise to protect or preserve historic properties and resources. Protection of historic
resources, preservation ofvistas, etc. are possible ifthey are considered early in the development review
process. The City has a proud history and tradition that is evoked in its conseroation ofhistoric buildings
such as the Belair Mansion and Stables and the presence ofthe railroad. A continuing commitment is
necessary to guarantee that the many valuable historic properties in and around our community are
respected as the area around them develops.
1.

Historic resources should be preserved or rehabilitated and be considered for adaptive reuse.

2.

When possible, historic resources shall be relocated or rehabilitated, rather than demolished.

3.

Historic resources should be surveyed for possible historic significance prior to any proposed demolition.

4.

The Huntington section of the City (Old Town Bowie) should be considered a historic resource to be
enhanced where possible.

5.

A City-County-State collaboration t o create an overall improvement plan that enhances the historic
characteristics of Huntington (Old Town Bowie) is encouraged.

6.

Historic viewsheds should be preserved and complemented by new development.

7.

No historic designation, for either a Resource or a Site, should be implemented without the express consent
of the property owner.
URBAN DESIGN - Urban design is the process by which the principles and standards ofgoodplanning
are put into practice. Thoughtful design that includes superior amenities and attention to details
contributes to a sense ofplace by creating a distinctive identity within a community. Quality design should
provide not only an attractive visual character, but should also facilitate physical movement and mental
orientation creating a greater sense ofsafety and security. Citywide urban design policies are among the
essential tools to guide the physical development ofa community. They reflect the intendedpattern of
development on a planning area-wide scale and are helpful in articulating to developers and the public the
City 's desires for location of major land uses and character.ofdevelopment.

Cit\ wide Urban Desi en Policies

1.

Growth should be directed such that Bowie becomes more of a full-service City.

--- - - -

2 . Zoning designations should set density and intensity limits related to the Master Plan ultimate land use and
should not be used as the basis for ne otiation ofhigher densities.
�
,,,--.._.,

-

3.

A step-down pattern of densities for residential development throughout the planning area should be
encouraged. The highest density of residential development should be limited throughout the planning area
to areas within the centrally located Bowie Local Center. Master Plan Activity Centers should be
designated as areas of medium density residential and/or commercial-retail-office type development. The
remaining residential areas should be developed in a low-density pattern.

4.

Development should occur in a pattern where the highest densities and intense commercial uses are
concentrated within the Bowie Local Center The overall Bowie Local Center should contain a range of
. that incorporates existing natural features and parks as
uses, with a high quality pedestrian experience
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ATTACHMENT 5
LAW OFFICES

SHIPLEY & HORNE, P.A.
R1155ell W. Shipley
Arthur J. Horne, Jr.*
Dennis Whitley, 111•
Robert J. Antonetti, Jr.

1 1 0 1 Mercantile Lane, Suite 240
Largo, Maryland 20774
Telephone: (30 1 ) 925-1 800
Facsimile: (30 I ) 925- 1 803
www.shpa.com

Bradley S. Farrar
L Paul Ja�kson, 11•

s Also admJllcci 1n1hc Olstncl ofColumb1a

December 3, 20 1 9

VIA HAND DELIVERY
Ms. Sherri Conner, Acting Supervisor
S ubdivision & Zoning Section
Prince George's County Planning Department
County Administration Building
1 474 1 Governor Oden Bowie Drive
Upper Marlboro, MD 20772
RE:

BOWIE NEW TOWN CENTER
Basic Plan Amendment (A-8589-04)
(Former "Sears Parcel")

Dear Ms. Conner:
On behalf of our client, Seritage SRC Finance, LLC (the "Applicant"), Robert J.
Antonetti, Jr., and the Law Office of Shipley and Horne, P.A. submits this statement of
j ustification in support of Basic Plan Amendment (A-8589-04). The area of amendment for this
application is limited only to the parcel of land located approximately 1 ,600 feet east of the MD
1 97 and Northview Drive intersection and consists of approximately 1 0. 8 1 acres in the M-A-C
(Maj or Activity Center) Zone. The subject property is known as Lot 6 (hereinafter referred to as
the "Sears Parcel") and was the former location of the Sears department store within the retail
core of the Bowie New Town Center.
A.

Description of Sears Parcel & Neighboring Properties:

The Sears Parcel is located within the municipal limits of the City of Bowie in Planning
Area 7 1 B and Council District 4 and is part of largely developed regional mixed-use center
knoV\ITI. as the Bowie New Town Center. A majority of the Sears Parcel is improved and contains
large expanses of surface parking spaces. Further, the Sears Parcel is currently improved with a
7,522 square-foot freestanding restaurant known as BJ' s Restaurant and Brewhouse which was
previously the site of the Sears Auto Center. BJ's Restaurant and Brewhouse was approved on
April 1 9, 2 0 1 7 via SDP-97 1 1 - 1 6. The property is also improved with a 125 ,000 square-foot, two
story, Sears department store that was constructed in 2001 and is now closed. The Sears building
will be razed to make way for new development and the gross floor area of this commercial
building will be reallocated towards future commercial development in accordance with the
instant basic plan amendment. All development proposed on the Sears Parcel will be reviewed
with future specific design plan applications.
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The Sears Parcel is bounded to the east, west and south by commercial/retail uses in the
M-A-C (Major Activity Center) Zone that are part of the larger Bowie New Town Center
development. The property has street frontage on Collington Road (MD 1 97) to the north and
Evergreen Parkway to the east and south. Direct vehicular access is provided to the property
along Evergreen Parkway to the east and to the south. To the north beyond Collington Road (MD
1 97) are detached single-family and multifamily dwelling units within the Essington Subdivision
and the Bowie Corporate Center office park in the M-A-C Zone. To the east beyond Evergreen
Parkway is the Heather Ridge Apartments in the M-A-C Zone. To the south beyond Evergreen
Parkway are stormwater management ponds and Bowie City Hall owned by the City of Bowie
and located in the M-A-C Zone.

B.

Previous Approvals

On October 28, 1 975, approximately 3 85 acres located southeast of the US 50/MD 1 97
interchange and west of the MD 1 97/Mitchellville Road intersection was approved for the M-A
C and R-S Zones through the District's Council's adoption of the Bowie-Collington and Vicinity
Sectional Map Amendment, (CR- 1 08-1 975). On July 26, 1 982, the District Council approved an
amendment to the basic plan for the M-A-C portion of the Bowie New Town Center that did not
include an increase in density or intensity of use or a change in area from the original basic plan.
An additional amendment to the basic plan for the M-A-C zone was approved on July 25, 1 988
(A-8589-C) and resulted in the following land use quantities:
.C urrently Approved Land Use Quantities
(Approved Basic Plan A-8589-C)
M-A-C
Residential
Multifamily
Townhouses

1 ,005 d.u.
4 1 5 d.u.
1 ,420 d.u.

Total

Commercial
Retail
Office
R-S North **

Townhouse and/or

1 ,225,000 sq. ft
900,000 sq. ft.
** R-S Zone (North
and South) approved
as part of CR- 1 081 975)

1 00 d.u.
2
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patio
R-S South**
Townhouse and/or
patio and/or detached

340 d.u.

* "' R-S Zone (North and South) approved as part of CR- 1 08-1 975).
The specific development applications approved for Bowie New Town Center include the
following:
Approved Development Applications
Application No.

Authority

Approval Date

Resolution No.

Bowie-Collington
Master Plan & SMA

District Council

October 28, 1 975

CR- 1 08- 1 975

Amendment of Basic
Plan (437 Land Co.)

District Council

July 26, 1 982

Zoning Ordinance
No. 47-1 982
(Planning Board PGCPB Resolution
No. 82-1 27)

CDP-8504

District Council
(Order Affirming
Planning Board
Decision)

April 14, 1 986

PGCPB Resolution
No. 85-447
(January 9, 1 986)

A-8589.C (Basic
Plan Amendment)

District Council

July 25, 1 988

Zoning Ordinance
No. 35•1 988

4-86049 (Preliminary
Plan of Subdivision)

Planning Board

May 22, 1 986

PGCPB Resolution
No. 86- 1 74

CDP•8504
Reconsideration
Request

Planning Board

January 1 4, 1 993

PGCPB Resolution
No. 92-386

SE.4258

District Council

JW1e 9, 1 997

(Planning Board PGCPB Resolution

3
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No. 97-47)
DSDS-540

Planning Board

April 2, 1 998

BD-4A-99
(Departure from
Parking Space Size)

City of Bowie
Advisory Planning
Board

October 1 2, 1 999

BD-4A-99

BD-4B-99
(Departure from No.
of Parking Spaces)

City of Bowie
Advisory Planning
Board

October 12, 1 999

BD-4B-99

CDP-8504/0 1

Planning Board

December 2, 1 999

PGCPB Resolution
No. 99-221

4-00029

Planning Board

July 27, 2000

PGCPB Resolution
No. 00- 147

CDP-8504/02

Planning Board

October 1 9, 2000

PGCPB Resolution
No. 00- 1 75

V-02009

Planning Board

November 1 4, 2002

PGCPB Resolution
No. 02-236

4-03 1 2 1

Planning Board

February 19, 2004

PGCPB Resolution
No. 04-1 9

Bowie New Town Center- Specific Design Plan Approvals (Residential Uses)

CDP
Parcel
ID

Development
Name

SDP #

Approval
Date

#Units/
Sq. Ft.

Zoning

A

Ensleigh

SDP930 1

4/28/ 1 993

40 TH's

R-S

4
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D, F, G,
&H

ESSINGTON

SDP8729

7/30/87

60 TH's
45 TH's
1 40
MFDU's

R-S
M-A-C
M-A-C

0

Heatheridge

SDP86 1 7

Summer
1 986

324
MFDU's

M-A-C

p

Palisades

SDP
8907

9/14/89

1 3 7 TH's

M-A-C

SDP9404

5/1 9/94

250
MFDU ' s

M-A-C

Evergreen
Estates

SDP8640

1/22/87

205 TH's

M-A-C

Oakcrest

SDP9039/0 1

6/1 8/98

1 10
MFDU' s
(Senior
Units)

M-A-C

SDP0003

9/21/2000
PGCPB
No. 00- 1 76

79
MFDU's
(Senior
Units)

M-A-C

u
w

X

PT-I

. The Willows

5
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Bowie New Town Center- Specific Design Plan Approvals (Commercial/Retail/Office
Uses)

CDP
Parcel

Development
Name

SDP #

Approval
Date

#Units/
Sq. Ft.

Zoning

J&K

Office Bldg.

SDP03 1 3

4/1 4/04

1 39,9 1 6
sq. ft.

M-A-C

Wells Fargo

SDP03 13/0 1

6/20/05

4,070 sq.

M-A-C

TD Bank

SDP03 1 3/05

6/20/1 1

3,200 sq.
ft.

M-A-C

L

1 Town
Center

SDP8722

7/1 /87

1 1 1 ,364
sq. ft.

M-A-C

M

Office
Condos

SDP86 1 5

7/3/86

39,28 1
sq. ft

M-A-C

Q&R

City Hall

SDP0802

4/2/09

79,939
sq. ft.

M-A-C

ID

6

ft
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V

Town Place
Suites

SOP9603/01

1 1 /7/02

1 4, 1 00
sq. ft.

M-A-C

N

BTC Retail
(Core)

SDP 971 1

1 2/2/99

639,296
sq. ft.

M-A-C

Safeway &
Attached
Stores

SDP0008

7/27/00

1 06,244
sq. ft

M-A-C

Olive Garden

SDP0101

3/22/01

8,067 sq.
ft.

M-A-C

Best Buy

SDP-0 1 05

7/1 9/0 1

30,038
sq. ft.

M-A-C

Longhorn
Steakhouse

SDP-01 06

9/27/01

5,374 sq.
ft.

M-A-C

Chipotle

SDP971 1/02

Late 2003/
Early 2004

3,1 1 6 sq.
ft.

M-A-C

DuClaw

SDP-97 1 1

Summer
2002

7,575 sq.
ft.

M-A-C

7
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C.

Lot 6

BJ's
Restaurant

SDP97 1 1 /16

20 1 7

7,522 sq.
ft.

M-A-C

C&D

Shopping
Center 1

SDP-0 1 1 0

2/28/02

1 06,930
sq. ft.

M-A-C

Lots 911

Bank of
America2

SOP0 1 1 0/02

2003

3 ,000 sq.
ft.

M-A-C

Purposes of Request
The purposes of this application (A-8589-04) is to amend the current basic plan for the
Bowie New Town Center to allow for the redevelopment of the Sears Parcel as follows:
1.

To increase the permitted residential density cap in the M-A-C Zone to
specifically allow for a maximwn of 800 residential dwelling units on the Sears
Parcel. The residential units on the Sears Parcel will be in the form of
multifamily dwellings, town house units (not to exceed 1 50 units), AND/OR beds
in an assisted living facility. The final combination of these use types will be
determined as part of subsequent development approvals. Regardless of the final
residential mix, the total density of the Sears Parcel will not exceed 800 units.
A total of 1 ,420 dwelling units (1 ,005 multifamily units and 4 1 5 townhouses)
were approved for the M-A-C Zone by the District Council on June 1 3 , 1 988 on
the M-A-C portion of Bowie New Town Center as part of basic plan A-8589-C.
At this time, 1 ,2 90 of those dwelling units have been constructed in the M-A-C
portion of the project (consisting of 903 multifamily units and 387 townhouses).
This leaves 1 30 dwelJing units remaining under the cap of the prior basic plan
approval for the M-A-C Zone (consisting of 1 02 multifamily units and 28
townhouses). If the instant application is approved, the resulting maximum
density for multifamily units (for the M-A-C Zone portion) would be 1 ,703
dwelling units (1 ,005 MF units (per A-8589-C) - 1 02 remaining/available MF
units = 903 MF units + 800 new MF units on Sears Parcel = 1 ,703 max MF units).

1
2

Shoppes at Bowie Town Center (Part of Parcel 9)
Shoppes at Bowie Town Center (Part of Parcel 9)

8
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The resulting maximum density for townhouse units (for the M-A-C Zone
portion) would be 53 7 dwelling units (4 1 5 TH units (per A-85 89-C) - 28
remaining/available TH units = 387 TH units + 1 50 new TH units on Sears Parcel
= 537 max TH units). Regardless, the maximum density proposed for the Sears
Parcel will not exceed 800 dwelling units. The total maximum density for the
M-A-C Zone portion of the Bowie New Town Center (as increased through the
instant application) would be 2,090 units (1 ,420 units (approved in A-8589-C) 1 30 remaining/available units = 1 ,290 units + 800 max residential units on Sears
Parcel = 2,090 max units).
2.

To revise prior conditions of approval and considerations in the approved basic
plan (A-8589-C) that either have been satisfied or are no longer appropriate in
light of existing or proposed development within the Bowie New Town Center
project.

3.

To reaffirm the amount of available/unallocated commercial square footage
approved in the previous basic plan (A-8589-C). The District Council's approval
on June 1 3 , 1 98 8 (per A-8589-C) included 1 ,225,000 sq.ft. of commercial retail of
which 44 1 ,468 sq. ft.3 remains available to be allocated within the Bowie New
Town Center (including on the Sears Parcel). No changes are being requested
from the prior approved commercial retail land use quantities.

4.

To reaffinn the amount of available/unallocated office square footage approved in
the previous basic plan (A-85 89-C). The District Council' s approval on June 1 3,
1 988 (per A-8589-C) included 900,000 sq. ft. of office space of which 640,864 sq.
ft. remains available to be constructed within the Bowie New Town Center
(including on the Sears Parcel). No changes are being requested from the prior
approved office land use quantities.

D.

Proposed Development Concept
The proposed development for the Sears Parcel includes a potential mix of
residential, commercial and office uses. As mentioned previously, the Applicant
is seeking approval to develop a mix of uses that may include up to 800
residential units (which may include multifamily, townhouses (not to exceed 1 50
units) and/or beds in an assisted living facility), retail uses (including restaurants
and shops), a hotel use (with a maximum of 1 50 rooms), and/or office uses. This
proposed high-quality development has the potential to reinvigorate the Bowie
New Town Center. The proposed development will replace a closed and
underutilized retail storefront with a mix of residential, retail (including potential
hotel), and office uses that will afford residents and visitors the opportunity to
"work, live and shop" in the same location. With approval of this Amendment,

3
Includes 125 ,000 sq. ft. of the existing SEARS building (which will be demolished) plus 30,000 sq. ft. SEARS
expansion (approved via SDP-97 1 1 but not constructed).

9
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the Bowie New Town Center will continue to enhance the local area while
maintaining the recommendations of the 2006 Bowie and Vicinity Master Plan by
providing compact residential development that balances and supports the
regional shopping center while allowing residents and visitors access to the many
existing amenities in the immediate vicinity. Specifically, amenities such as the
Bowie City Hall, existing retail shopping (including Macys and Safeway), the
Bowie Health Center, the Bowie Gymnasium, Allen Pond Park, and the Bowie
Senior Center (to name a few) are all within walking distance of the Sears Parcel.
The amount, variety, and quality of the residential opportunities on the Sears
Parcel (as proposed in this Basic Plan Amendment) will potentially meet the
needs of a large variety persons throughout the County. The proposed
development will also not cause an unreasonable burden on available public
facilities given its proximity to high quality public amenities already existing with
the Bowie New Town Center. Additionally, the proposed development will be
able to utilize a significantly developed vehicular transportation network with
frontage on MD 1 97 and convenient access to Mitchellville Road, US 301 and US
50. Additionally, residents and visitors can walk to the Bowie Crossing Park and
Ride located on the northside of MD 1 97 (near Northview Drive) for access to
public transportation. The proposed development reflected in this Basic Plan
Amendment will provide an appropriate mix of uses in close proximity to one
another which, in tum, will promote various alternative means of transportation,
including biking and walking. The end result of such activity will be to reduce
reliance on automobile trips throughout the immediate area and enhance the
utility and viability of the Bowie New Town Center.
E.

Compliance with The Prince George's County Zoning Ordinance
Sec. 27-197(a): Amendment of Approved Basic Plan
(a){l) ffan amendment of an approved Basic Plan involves a change in land area or an
increase in land use density or intensityfor the overall area included in the approved Basic
Plan, the Plan shall be amended only in accordance with all the provisions of this
Subdivision which apply to the initial approval of the Basic Plan by Zoning Map
Amendment application, except as provided in this Section.
COMMENT: The proposed Amendment to the approved basic plan involves an increase
in land use density (applicable to the Sears Parcel only), and therefore can only be
amended per the criteria of approval applicable to the initial Basic Plan (Section 27l 95(b) of the Zoning Ordinance).

10
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Section 27-19S(b): Criteria for Approval of a Basic Plan
(I) Prior to approval of the application and Basic Plan, the applicant shall demonstrate,
to the satisfaction of the District Council, that the entire development meets the
following criteria:
(A) The proposed Basic Plan shall either conform to:
(i)

The specific recommendations of a General Plan map . . . or Area Master
Plan map; or the principles and guidelines of the plan text which address
the design and physical development of the property, the public facilities
necessary to serve the development, and the impact which the development
may have on the environment and surrounding properties,· or

(ii)

The principles and guidelines described in the Plan (including the text) with
respect to land use, the number of dwelling units, intensity or non
residential buildings, and the location of land uses.

COMMENT: The proposed amendment to the basic plan conforms to the
recommendations of both the 2035 General Plan and the 2006 Bowie and Vicinity Master
Plan as follows:

Pla11 Pri11ce George's 2035 Approved General Pla11 - According to the approved 2035
General Plan, the Sears Parcel is located within area designated as a ''Local Town
Center" as shown on the Growth Policy Map. The mix of uses proposed in this
Application are consistent with the vision, policies and strategies of the 203 5 General
Plan. Specifically, page 1 08 of the approved 2035 Generai Plan explains the Local Town
Centers concept as follows:
Town Centers {Local)
• Bowie
• Brandywine
• Konterra
• Landover Gateway
• Westpha lia Center

A ra nge of auto-accessible centers that
a nchor la rger areas of �uburban subdivisions .
Overall the centers are less dense and
intense than other center types and may be
larger than a half mile in size due to their
auto orientation. The centers typically have a
walkable "core" or town center. Often the
mix of uses is horizontal across the centers
rath er than vertical within individua l
11
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buildings. While maste r plans may call for
future heavy or light rail extensions or bus
rapid transit, no transit alternatives have
been approved for construction.
Town Centers such as Brandywine, Konterra,
and Westphalia are currently under
construction and have received significant
public and private investment for
infrastructure improvements. These centers
are envisioned to develop per the guidelines
of Plan 2035 to help fu lfill countywide goals.
New Housing Mix
Low-rise apartments
and condos,
townhomes, and
small, single-family
lots.

FAR for New
Commercial
Development
1-2.5

Average Housing
Density for New
Development
10-60 Dwelling
Units/Acre

Transportation
Characteristics
Largely automobileoriented with access
from arterial
highways. Limited
bus service along
with on-demand bus
service.

As noted above, the 203 5 General Plan intends that Local Town Centers offer a range of
auto-accessible centers that anchor larger areas of suburban subdivisions. Overall the
local centers are less dense and intense than other center types (in the 2035 General Plan)
and may be larger than half mile in size due to their auto orientation. The centers
typically have a walkable "core" or town center. Often the mix of uses is horizontal
across the centers rather than vertical within individual buildings. While master plans
may call for future heavy or light rail extensions or bus rapid transit, no transit
alternatives have been approved for construction. All of these elements form the essence
of the Bowie New Town Center and are enhanced by the prosed mix of uses in this
Application.
The proposal set forth in this Application does not exceed the development limits for a
"Local Town Center" as defined by the 2035 General Plan. Specifically, the proposed
development for the M-A-C portion of the Bowie New Town Center is based on the gross
acreage of approximately 246.4 acres which is roughly 8.48 dwelling units per acre (2090
d.u.' s /246.4 acres) and less than the 1 0-60 dwelling units per acre recommended for
Town Centers. Further, the overall Bowie New Town Center project is primarily
12
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automobile oriented with access from two highways (US 5 0 and US 3 0 l ) and one arterial
roadway (MD 1 97). Notwithstanding this automobile orientation and existing roadway
infrastructure, the compact and sustainable layout of the Sears Parcel and its mix of
surrounding uses encourages workers and residents to live, work and play in the same
area. By locating residences and jobs proximate to each other, this thoughtful
neighborhood planning concept incorporates sustainable design elements that encourage
walking, bicycling, and the potential for public transportation for daily commuting. As
evidenced by the basic plan filed with this Application, the Sears Parcel will be part of
the existing Bowie New Town Center and will have a "walkable core" consisting of the
main plaza with a horizontal and vertical mix of uses including office, retail (including a
potential hotel) and residential uses. Further, the proposed mix of uses represents a
vibrant and compact offering of residential opportunities potentially including
multifamily units, townhomes and/or beds in an assisted living facility.
2006 Approved Master Plan for Bowie and Vicinity and Sectional Map Amendment for
Plan11iligAreas 71A, 71B, 74A and 74BJ
The proposed development in this basic plan amendment is located within the Bowie
Regional Center as designated in the 2006 Bowie and Vicinity Master Plan ("2006
Master Plan"). The Bowie Regional center is a large land area that includes many
properties such as the Bowie New Town Center. The 2006 Master Plan recommends the
development of mixed residential and non-residential uses within the Bowie New Town
Center at moderate to high densities and intensities while at the same time providing for
infrastructure to accommodate the long-tenn evolution of the Bowie Regional Center. As
mentioned above, Bowie New Town Center has developed over a number of years to
provide a significant number of high-quality amenities in and around the Sears Parcel.
The additional residential density proposed on the Sears Parcel is certainly in line with
the moderate to high densities called for in the Bowie Regional Center, while at the same
time leveraging the site's proximity to the aforementioned amenities already existing in
the Bowie New Town Center (e.g. Bowie City Hall, Bowie Health Center, Bowie Senior
Center, Bowie Gymnasium, and other retail office amenities nearby, etc.).
The 2006 Master Plan also recommends a policy for providing multi-modal, pedestrian
friendly transportation systems. This includes a suggestion of a multi-modal network of
sidewalks and trails to enhance safety and access within the Bowie Regional Center and
the encouragement of local bus service to and from the site. Further, it recommends the
provision of structured parking where feasible. As for the all the above criteria, the
redevelopment of the Sears Parcel within the Bowie New Town Center represents an
opportunity to provide the multi-modal connectivity recommended by the 2006 Master
Plan. The location of the Sears Parcel is strategic within the M-A-C portion of the Bowie
New Town Center and provides opportunities for sidewalk, trail, and roadway
connections to the surrounding uses and amenities. Further, the type of development
envisioned in this basic plan amendment will likely include the appropriate amount of
13
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structured parking spaces in order to obtain the compact and sustainable development
pattern necessary to bring forth the potential mix of uses shown in this application. In
sum, the development proposed in this application represents the appropriate densities
and intensities of uses that would be found in a major mixed-use activity center and will
provide ample opportunities to live, work, shop, and play in the same area.
(B)

The economic analysis submittedfor a proposed retail commercial area
adequatelyjustifies an area ofthe size and scope shown on the Basic Plan.

COMMENT: The instant application does not contain a proposal for additional retail
commercial development over and beyond what has already been approved in the
previous basic plan (A-8589-C). Therefore, an economic analysis is not required for this
application.
(CJ

Transportation facilities (including streets and public transit (i) which are
existing, (ii) which are under construction, or (iii)for which one hundred percent
(J 00%) of
the construction funds are allocated within the County Capital
Improvement Program, within the current State Consolidated Transportation
Program, or will be provided by the applicant, will be adequate to carry the
anticipated traffic generated by the development based on the maximum proposed
density. The uses proposed will not generate traffic which would lower the level of
service anticipated by the land use and circulation systems shown on the approved
General or Area Master Plans, or urban renewal plans;

COMMENT: The Applicant has included a traffic impact study as part of this basic plan
amendment application. This traffic impact study clearly demonstrates that all
transportation facilities, either existing or arid/or proposed to be constructed by the
Applicant, will be adequate to carry the anticipated traffic generated by the development
based on the maximum proposed density in this application.
(D)

Other existing or planned private or public facilities which are existing, under
construction, orfor which constructionfunds are contained in the first six (6) years
of the adopted County Capital Improvement Program (such as schools, recreation
areas, water and sewerage systems, libraries, and fire stations) will be adequate
for the uses proposed;

COMMENT: The public facilities which are either existing, to be provided by the
applicant, or fully-funded within the County's Capital Improvement Program ("CIP"), will
be adequate for mix of uses proposed in this application. Moreover, it should be noted that
14
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the residential units proposed in this development will b e subject to all appropriate school
and public safety surcharges imposed by the County.
(E)

Environmental relationships reflect compatibility between the proposed general
land use types, or if identified, the specific land use types, and surrounding land
uses, so as to promote the health, safety, and welfare of the present and future
inhabitants of the Regional District.

COMMENT: The proposed mix of uses for the Sear Parcel will be highly compatible with
one another as well as the adj acent uses in the Bowie New Town Center. The mix of uses
proposed will take a developed, but underutilized site, and transform it into a vibrant,
compact and sustainable mixed used "anchor" to the existing retail core of the overall
Bowie New Town Center. The redevelopment of the Sears Parcel will enhance the
attractiveness and viability of adjacent uses and will promote the health, safety and welfare
of both current and future inhabitants of the Regional District.
(2)

Notwithstanding subparagraphs (CJ and (DJ, above, where the application
anticipates a construction schedule of more than six (6) years (Section 27-1 79),
public facilities (existing or scheduledfor construction within the first six (6)
years) will be adequate to serve the development proposed to occur within Jhe
first six (6) years. The Council shall also find that public facilities probably will
be adequately supplied/or the remainder of the project. In considering the
probabiliry offuture public facilities construction, the Council may consider such
things as existing plans for construction, budgetary constraints on providing
public facilities, the public interest and public needfor the particular
development, the relationship ofthe development to public transportation, or any
other matter that indicates that public or private funds will likely be expendedfor
the necessaryfacilities.

COMMENT: The Applicant intends to complete construction of the mix of uses on the
Sears Parcel within six (6) years of obtaining all necessary entitlement/permit approvals.
Section 27-487: Housing
This section requires that all Comprehensive Design Zone proposals shall contain
provisions for housing to serve all income groups.
COMMENT: The density proposal in the instant Application includes a variety of
residential product types (potential for multifamily units, townhouse units, and/or beds in
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an assisted living facility) that will have a variety of price points to serve the housing needs
of all income groups within the County.
Section 27-489: Purposes of M-A-C Zone
This section demonstrates how the instant Amendment to approved Basic Plan continue to
conform and support the purposes of the M-A-C Zone as follows:
(a) The purposes ofthe M-A-C Zone are to:
(1)

Establish (in the public interest) a plan implementation zone, in which
(among other things):
(A)

Permissible residential density and building intensity are dependent
on providing public benefit features and related density/intensity
increment/actors; and

(B)

The location ofthe zone must be in accordance with the adopted and
approved General Plan, Master Plan, Sector Plan, public urban
renewal plan, or Sectional Map Amendment Zoning Change;

COMMENT: The proposed mix of uses in the instant application meets the above
purposes of the M-A-C Zone. As mentioned in this statement of justification, the Sears
Parcel is located within a "Local Town Center" in the 2035 General Plan. Further, the
Sears Parcel is designated as part of the Bowie Regional Center in the 2006 Master Plan.
Both of these designations call for moderate to high density housing opportunity and an
appropriate amount of commercial square footages to serve the regional needs of the Bowie
and County communities. See Section E, pages 14- 1 6 within this statement ofjustification
for further discussion.
(2) ·

Establish regulations through which adopted and approved public plans and
policies (such as the General Plan, Master Plans, Sector Plans, public urban
renewal plans, and Sectional Map Amendment Zoning Changes for Major Metro
Centers, New Town Centers, and Corridor City Centers) can serve as the criteria
for judging individual physical development proposals;

COMMENT: It should again be noted that the development of this project will remain
consistent with the applicable planning documents, including, but not limited to, the
recommendations of the 203 5 General Plan, the 2006 Master Plan. Upon approval of this
basic plan amendment application, the Applicant will pursue all appropriate amendments
to existing entitlement applications as necessary. Details of the final redevelopment of the
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Sears Parcel will be consistent with specific development regulations proposed and
approved as part of the subsequent amendment to the Comprehensive Design Plan for the
Bowie New Town Center ("CDP").
(3)

Assure the compatibility of proposed land uses with existing and proposed
surrounding land uses, and existing and proposed public facilities and services, so
as lo promote the health, safety, and welfare of the present andfuture inhabitants
of the Regional District,· and

COMMENT: As stated earlier in this statement of justification, the proposed residential
development in this basic plan amendment will be highly compatible with the surrounding
amenities already existing in the Bowie New Town Center (e.g. Bowie City Hall, Bowie
Health Center, Bowie Senior Center, Bowie Gymnasium, and other retail/office amenities
nearby, etc.). The proposed development in this application will not only be compatible
with surrounding development but will reinvigorate surrounding commercial uses by
creating a new mixed-use anchor in replacement of a closed department store within the
retail core of the Bowie New Town Center. As such, the proposed development will remain
consistent and complimentary to existing and proposed surrounding land uses and public
facilities, and wil l also continue to promote the health, safety, and welfare of present and
future inhabitants of the County.
(4)

Encourage and stimulate balanced land development.

COMMENT: With approval of this Amendment, Bowie Town Center will continue to
enhance the local area while maintaining the recommendations in the 2006 Master Plan by
providing compact residential development that balances and supports the regional
shopping center while at the same time providing access to the existing amenities and
infrastructure within the Bowie New Town Center. The amount, variety, and quality of the
residential opportunities proposed for the Sears Parcel will meet the needs of a large variety
of persons throughout the County. The proposed development reflected in this Basic Plan
Amendment will provide an appropriate mix of residential uses in close proximity to one
another which, in tum, will effectual1y promote various means of transportation, including
biking and walking. The end result of such activity will be to reduce reliance on automobile
trips throughout the area and enhance the Bowie New Town Center.
F.

Compliance with Existing Basic Plan Conditions (A-8589-C)
On June 1 3 , 1 988, the District Council approved the amended Basic Plan (A-8589-C) for
the Bowie New Town Center subject to certain "Land Use Quantities", 14 conditions,
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and 1 3 considerations (Zoning Ordinance No. 35-1 988). The following Land Use
Quantities, conditions and considerations are applicable to the subject application
(**Revisions are noted with the phrase "COMMENT/REVISION"):
Land Use Quantities

Commercial

Retail
Office

1, 225, 000 sf
900,000 square feet

Total

2, 125, 000 squarefeet

Residential
M-A-C
Multifamily
Townhouses

1, 005 dwelling units
415 dwelling units

COMMENT/REVISION: Based on the rationale provided in this statement of
justification the Applicant requests the following land use quantities:
land Use Quantities
Commercial

M-A-C
Retail
Office

1 ,225,000 square feet - (of which 44 1 ,468 sfremains available)
900.000 s uare feet - (of which 640,864 sf remains available)

Total

2, 1 25,000 square feet

Residential

M-A-C
Multifamily
Townhouses
Sears Parcel (Lot 6)

903 dwelling units (Existing/Constructed)
387 dwelling units (Existing/Constructed)
800 dwelling units*

Total

2,090 dwelling units

*Maximum density for Sears Parcel shall not exceed 800 units and may consist of
multifamily units, townhouses (not to exceed 1 50 units), and/or beds in an assisted living
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facility.
Conditions
1.

The applicant shall present to the City of Bowie a revised transit study addressing
the Bowie Regional Business Center 's effect on Routes 197, 50, and 3 (US. Route
3 01), and their intersections. Until an alternate traffic study is accepted, the
conclusions ofthe A-28 Bowie Special Treatment Area Traffic Study, are included
herein, as follows:
a. A maximum of 245, 000 square feet ofoffice space development shall occur al
the office space development shall occur at the Center with the existing
transportation system. This should be the first stage ofthe Bowie Center
construction.
b. The proposed regional shopping center shall not be constructed until Stage IL
when highway improvements are programmed andfunded.

COMMENT/REVISION: This condition should be deleted as development within the
Bowie New Town Center has been substantially completed. Nonetheless, the Applicant
has submitted a transportation impact study which analyzes the project's impact on
Routes 1 97, 50 and 3 (U.S. Route 301) and their intersections.
2.

Residential development shall not be included in Stage I, due to limitations on
traffic capacity, as outlines in the Maryland-National Capital Park and Planning
Commission A-28 Study.

COMMENT/REVISION: This condition should be deleted as the Stage I development
of the Bowie New Town Center has already occurred.
3.

Al the secondphase of the CDZ proves, the applicant shall delineate an adequate
buffer of not less than 50 feet (unless reduced by Bowie City Council) on the
perimeter of the site for protection ofneighboring lower-density residential areas
and vacant land.

COMMENT/REVISION: This condition should be deleted as all buffers on the
perimeter of the Bowie New Town Center have been constructed.
4.

Any development beyond the conditioned Stage I office space shall be tied closely
lo the funding of anticipated highway improvements by the Maryland State
Highway Administration. Ifsuch improvements are notfunded, the level of
development in the M-A-C area shall be re-examined by the Planning Board
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COMMENT/REVISION: This condition should be deleted as the funding for the
highway improvements has been provided by the State Highway Administration and the
contemplated development within the M-A-C zone was approved by the Planning Board.
5.

Iffire protection facilities are not adequate at the time ofdevelopment ofany mid

rise or high-rise residential units, those units shall be equipped with sprinkler
systems approved by the Fire Department.

COMMENT: The applicant agrees with this condition and all new residential
construction shall be built with sprinkler systems.
6.

The Comprehensive Design Plan staging shall assure that the regional mall is
developed concurrent with the peripheral commercial areas.

COMMENT/REVISION: This condition should be deleted as the regional mall and the
peripheral commercial areas have been substantially completed.
7.

The Specific Design Plan for Parcel 9 shall provide significant alternative
landscape treatment to mitigate the loss of the 7. 5 + acre tree stand.

COMMENT: This condition has been largely satisfied because the landscape treatment
for Parcel 9 (the retail core) has been determined and constructed according to
subsequent entitlement application requirements. Nonetheless, the Sears Parcel
redevelopment (which is part of the area formerly denoted as "Parcel 9") will include
appropriate landscape treatment for its proposed mix of uses.
8.

a.

The revised Basic Plan shall show a floating symbol within Parcel 9 to
indicate a possible public transportation right-of-way or station facilities
either on, through, or in the general area ofParcel 9 (PT-I; public
transportation mode to the determined).

b.

A note shall be added on the Basic Plan indicating the following:
The floating transit symbol does not commit the owner to provide such a
right-of-way or facility. Land acquisition and design will be negotiated at
such time as the facility is determined necessary by government.

COMMENT/REVISION: This condition should be deleted because "Parcel 9" has
been constructed without a transit facility within its boundaries. Nonetheless, the
Applicant will design the Sear Parcel redevelopment to allow for appropriate bus
stops/shelters to accommodate public bus service.
9.

All commercial building shall be fully sprinkled in accordance with NFPA
Standard 13 and all applicable County laws.
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COMMENT: The Applicant agrees with this condition and will include sprinkler
systems within commercial buildings in accordance with NFPA Standard 1 3 and/or
County law.
I 0.

The owner shall dedicate 73, 000+ square feet ofthe westernmost portion
ofthe Parcel R to the City of Bowie for tree preservation prior to approval
ofthe Specific Design Plan.

COMMENT/REVISION: This Condition should be deleted as the required dedication
has likely already occurred.
1 1.

landscaping and tree plantings shall be provided and maintained on both sides
ofMaryland Route 1 97 within State Highway Administration right-ofway for the
entire frontage ofParcel N in an amount equal to a minimum ofthree acres.

COMMENT: The Applicant is not proposing any changes to this condition as it does
not directly impact the Sears Parcel.
12.

Landscaping, berming and tree plantings shall be provided and maintained within
the parking area depicted on the Illustrative Site Plan/or Parcel N in a location
immediately South ofthe eastern mall entrance.

COMMENT/REVISION: This condition should be modified to state that "appropriate
landscaping should be provided/or any surface parking area south of the eastern mall
entrance". It is anticipated that residential buildings may be located in the southern
portion of the Sears Parcel (south of the eastern mall entrance) and may likely utilize
structured parking facilities.
13.

Conditions concerning additional landscaping, screening, or buffering being
provided and maintained, and/or dedication of land by the owner, which
conditions are mutually agreed upon by the owner and the City by September 6,
1988, shall be attached as conditions of this Ordinance.

COMMENT: The Applicant is not proposing any changes to this condition.
14.

A 100-:foot buffer shall be maintained along the Stratton Property and access
shall be constructed on the subject property in order to provide public access to
the Stratton Property. This condition shall remain in effect until such time as (I)
the residential use ofthe Stratton Property ceases; or (2) the Stratton property is
purchased by the applicant in this case.
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COMMENT: The Applicant is not proposing any changes to this condition as it does
not directly impact the Sears Parcel .
Considerations
I.

There shall be no grading ofthe site and no cutting of tress until approval has
been obtained at the Comprehensive Design Plan stage. Major stands oftrees
shall be delineated on the Comprehensive Design and Specific Plans and the
developer shall demonstrate to the satisfaction ofthe Planning Board (or the
District Council upon review) why it is necessary to remove any mature or
specimen trees.

COMMENT/REVISION: This Consideration should be deleted as the Bowie New
Town Center has been substantially developed and the appropriate grading and clearing
has occurred in conformance with existing approvals. It should also be noted that there
are no major stands of trees on the Sears Parcel.
2.

No historic building, structures, or uses shown on the approved Basic Plan shall
be removed or altered, nor shall any site related thereto be altered, unless such
removal or alteration is approved in either the Comprehensive Design Plan or the
Specific Design Plan.

COMMENT: The Applicant agrees with this Consideration. It should be noted that
there are no historic buildings or structure on the already developed Sears Parcel.
3;

Given the magnitude ofthis project, it is essential rhat the public facilities
required lo service this project be examined by the Planning Board at the
Comprehensive Design Plan stage. The entire project shall be reviewed, in order
to assure that many public facilities as are economically feasible for both the
developer and the public agencies are included at the first stage ofdevelopment,
and also that other existing or planned public or privatefacilities, such as
schools, recreation areas, water and sewerage systems, libraries, fire stations,
cultural artfacilities, health facilities, or municipal facilities necessary to serve
the proposed development are adequate for the uses proposed.

COMMENT: The Appl icant agrees with this consideration. Nonetheless, there are
ample public facilities that have been constructed as part of the construction of the vast
majority of the Bowie New Town Center. There are ample public facilities that surround
the Sears Parcel that will be able to serve residents and visitors of the future development.
4.

The mixture and balance ofland use types and quantities at any given stage of
development, shall generally reflect the mixture and balance that will be in place
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at the time of ultimate development, to the extent deemed reasonable, in view of
market conditions.
COMMENT/REVISION: This Consideration should be deleted as the Bowie New
Town Center has been substantially developed and the mix/balance of the vast majority
of uses has already been determined. It should also be noted the mix of uses planned for
the Sears Parcel represents the only known phase of new development available within
the M-A-C Zone portion of the Bowie New Town Center.
5.

Residential development should be designed to meet needs resulting from
proposed major employment centers such as the Maryland Science and
Technology Center.

COMMENT/REVISION: This Consideration should be revised to delete specific
reference to the Maryland Science and Technology Center. Said project was zoned E-1-A
at the time of the approval of A-8589-C and was intended for only employment-types
uses. Since that time, the Maryland Science and Technology Center has been rezoned (as
part of the 2006 Master Plan) to the M-X-T Zone and has been renamed "Melford".
M elford has also been redesigned as a mixed-use component of the Bowie Local Town
Center (as designated in the 2035 General Plan) and includes a residential component to
complement the existing and future employment uses within said project. As such, this
Consideration should be revised to state the fo11owing: "Residential development should
be designed to meet the housing needs resultingfrom prevalent use patterns existing
and proposed within the Bowie Local Town Center as designated in the current
General Plan. "
6.

As part ofPhase II, the entire Mill Branch Stream shall be incorporated into an
open space system.

COMMENT/REVISION: This Consideration should be deleted as the Bowie New
Town Center has been substantially developed and the appropriate grading and clearing
has occurred in conformance with existing approvals. It should also be noted that there
are no maj or stands of trees on the Sears Parcel.
7.

As part ofPhase fl the concentration ofsteep (over 25 percent) and moderate
(over 15 percent) slopes located north of relocated Route 197 shall be
incorporated into an open space system.

COMMENT: The Applicant has no objection to this Consideration, however, it should
be noted that the open space system for the Bowie New Town Center has already been
determined and substantially dedicated/preserved. The redevelopment of the Sears Parcel
wil l create open space opportunities within its property boundaries (as a design element
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of any new mix of uses) but said opportunities will not likely include any development of
steep slopes along existing MD 197.
8.

As part of the Phase II CDP, that segment ofMill Branch Road located on the
southeast sector of the property should be located on the south side ofthe
concentration of moderate slopes.

COMMENT/REVISION: This Consideration should be deleted as the Bowie New
Town Center has been substantially developed and proposed roadways have already been
constructed. It is also unclear from available records related to A-8589-C where
proposed "Mill Branch Road" was located within the Bowie New Town Center. (it was
likely renamed as part of subsequent development approvals).
9.

The Phase JI submitta/.r, shall include a conceptual erosion and sediment control
plan for the entire property.

COMMENT/REVISION: This Consideration should be deleted as the Bowie New
Town Center has been substantially developed and the appropriate sediment and erosion
controls have been constructed in conformance with existing approvals. It should be
noted that any redevelopment of the Sears Parcel will include all City, County and State
mandated sediment and erosion controls required by law.
I 0.

The Phase Ill submittals shall include a 1 00-year floodplain study, with
calculations based upon ultimate development.

COMMENT/REVISION: This Consideration should be deleted as the Bowie New
Town Center has been substantially developed and the appropriate 1 00-year floodplain
studies have previously been provided. It should also be noted that the Sears Parcel has
already been developed including buildings and a large expanse of surface parking. It is
highly likely that any redevelopment would actual reduce the impervious area that
currently exists within the Sears Parcel.
1 1.

As part ofPhase JI, a stormwater management plan shall be submitted which
considers the following:
a. A stormwater management concept plan should be providedfor the entire
property.
b. Calculations should be based upon ultimate land use development in the
basin.
c. For those sectors ofthe parcel located north and northwest of Mill Branch,
consideration should be given to utilizing infiltration measures.
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d The study should address the status ofthe off-site lake approved on Mill
Branch as part of the Enfield Chase (CPD) proposal located southeast of the
property.
e. Should the off-site lake on Mill Branch be considered as part of the
stormwater management plan, the study should address the possibility of
dam failure.
f

Water quality enhancement and the minimization ofnon-point pollution
should be a major consideration in developing the stormwater management
plan.

COMMENT/REVISION: This Consideration should be deleted as the Bowie New
Town Center has been substantially developed and the required stormwater management
plans for the overall project have already been obtained. It should be noted that any
redevelopment of the Sears Parcel will have all required stmmwater management
approvals prior to construction/grading.
12.

Plans for collection and disposal ofsolid waste should be addressed during Phase
fl

COMMENT: The Applicant agrees with this Consideration and the appropriate
facilities for the disposal of solid waste will be provided as part of the redevelopment of
the Sears Parcel (and will be reflected in the appropriate SDP for the Sears Parcel).
13.

As part ofthe Phase II submittals, noise attenuation measures should be included
in the design ofthe residential components.

COMMENT: The Applicant agrees with this Consideration and the appropriate noise
attenuation for residential uses will be provided as part of the redevelopment of the Sears
Parcel.
G.

M-A-C Zone (Major Activity Zone) Regulations:
Section 27-49 1 (a) provides the following general standards for the M-A-C Zone;
Sec. 27-491. - Regulations
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(a) GENERAL STANDARDS

( 1) Minimum size
ofzone (except as
provided in
Section 27-493)
Comment:

(2) Base
residential density

Comment:

MAJOR
METRO
CENTERS

NEW TOWN OR CORRIDOR
CITY CENTERS

40 a4joining
gross acres

40 adjoining gross acres

NIA

The gross tract area of the M-A-C Zoned portion of
Bowie New Town Center is approximately 246.40
acres.

48 dwelling units
per gross
residential acre

10 dwelling units per gross residential acre

NIA

Based on CDP-8504/0 1 , the gross residential acreage
for the M-A-C Zoned portion of Bowie New Town
Center is as follows:
Parcel 5 = 6 acres (Townhouses)
Parcel 6 = 8.7 acres (Multifamily)
Parcel 1 0 = 20.7 acres (Multifamily)
Parcel I I = 1 3 .4 acres (Townhouses)
Parcel 1 6 = 1 4.4 acres (Multifamily)
Parcel 1 7 = 21.8 acres (Townhouses)
Parcel 1 8 = 4. 7 acres (Multifamily)
Sears Parcel = 1 0.8 1 acres (Subject of Application)
Based on the above, the gross residential acreage in
the M-A-C Zone is 100.51 acres.
The base residential density is as follows;
( 1 00.5 1 acres x 1 0 d.u./acre) = 1,005 d.u.'s.

(3) Maximum
residential density

125 dwelling
units per gross
residential acre

47. 9 dwelling units per gross residential acre
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Comment:

NIA

The maximum dwelling units per gross residential
acre within the M-A-C Zoned portion of Bowie New
Town Center is as follows;
( 1 00.5 1 acres x 47.9)
4,8 1 4 d.u. 's

(4) Base
commercial
intensity

I. 0 FAR per
gross
commercial acre

0. 2 FAR per gross commercial acre

Comment:

NIA

The 1 988 basic plan approved 1 ,225,000 square feet
of retail and 900,000 square feet of office for a total
of 2, 1 25,000 square feet of commercial development.
The Applicant is not requesting any additional
commercial density over cap previously approved.

(5) Maximum
commercial
intensity

Comment:

2. 7 FAR per
gross
commercial acre

0.88 FAR per gross commercial acre

NIA

The 1 988 basic plan approved 1 ,225,000 square feet
of retail and 900,000 square feet of office for a total
of 2, 1 25,000 square feet of commercial development.
The Applicant is not requesting any additional
commercial density over cap previously approved.

(6) Minimum
residential floor
area

Comment:

20% ofthe total
floor area at time
offull
development

20% ofthe totalfloor area at time offull
development

NIA

Bowie New Town Center has yet to reach full
commercial or residential buildout. However, a total
of 1 ,420 dwelling units (1 ,005 multifamily units and
4 1 5 townhouses) were approved for the M-A-C Zone
by the District Council on June 13, 1 988 on the M
A-C portion of Bowie New Town Center as part of
Basic Plan A-8589-C.
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At this time, 1 ,290 of those dwelling units have been
constructed in the M-A-C portion of the project
(consisting of 903 multifamily units and 387
townhouses). This leaves 1 30 dwelling units
remaining under the cap of the prior basic plan
approval for the M-A-C Zone, (consisting of 1 02
multifamily units and 28 townhouses). As a result,
approximately 90.9% of the prior approved 1 ,420
residential units have been constructed.
(7) Maximum
mixed retirement
development
density
Comment:
H.

8 units per gross
acre

8 units per gross acre

NIA

No mixed retirement is proposed.

Public Benefit Features and Density Increment Factors:
The Comprehensive Design Zone encourages amenities and public facilities in
conjunction with density increases. Section 27-49 l (b) of the Prince George's County
Zoning Ordinance provides the guidelines and criteria for calculating the density
increment factors that can be earned to increase density over and above the base
residential density in the M-A-C Zone.
In accordance with Section 27-486(a) of the Zoning Ordinance, residential density
detennination in the M-A-C Zone shall be based on an average number of dwelling units
per gross residential acre. The base residential density shall be the numerical base to
which increment factors may be applied. The base density shall not establish the
minimum density for development in the zone. Motel units, hotel units and living
accommodations in institutions shall not be considered dwelling units.
In accordance with Section 27-486(c) of the Zoning Ordinance, commercial intensity
determinations shall be based on a gross-building-area-to-gross-commercial-land-area
ratio. The base commercial floor area ratio shall be the numerical base to which
increment factors may be applied.
The base residential density is 1 ,005 dwelling units, ( 1 00.5 1 acres x 10 d.u/acre). The
following are potential public benefit features and density increment factors that may be
pursued at the time of comprehensive design plan:
Section 27-491. - Regulations.
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(b) PUBLIC BENEFIT FEATURES AND DENSITY INCREMENT FACTORS.
Major Metro Centers

New Town or
Corridor City Centers

5% in FAR

10% in FAR

NIA

NIA

3% in FAR

3 % in FAR

NIA

NIA

5% in dwelling units

2% in dwelling units

NIA

NIA

20% in dwelling units

1 0% in dwelling units

(1) For at least 45% ofthe gross
commercial acreage in green area, an
increment/actor may be granted, not
to exceed
Comment: The Applicant is not
pursuing this density increment.
(2) For each additional 5% of the
gross commercial, acreage in green
area (in excess of 45%), to a total of
70% of the gross commercial acreage
in green area, an incrementfactor
may be granted, not to exceed
Comment: The Applicant is not
pursuing this density increment.
(3) For each 5% of the gross
residential acreage in green area (in
excess of 55%) to a total of 70% ofthe
gross residential acreage in green
area, an increment/actor may be
granted, not to exceed
Comment: The Applicant is not
pursuing this density increment.
(4) For Improved common
recreational space totaling at least 200
squarefeet per dwelling unit
(available without charge) for use by
the residents

OR

At least 200 squarefeet per unit of
private open space contiguous to
dwelling units

OR
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A combination of both of the above
items, which provides at least 200
squarefeet of either recreational
space or privaJe open space per
dwelling unit, an incrementfactor
may be granted, not to exceed

NIA

( 1 ,005 d.u. 's x . 1 0)
100.5 d.u. 's

15% in dwelling units;
15 % in FAR; and a
20% reduction in
residential parking
spacesfor residential
units located within a
1500-foot walking
distance ofa major
transit stop

15% in dwelling units;
1 0% in FAR; and a 20%
reduction in residential
parking spacesfor
residential units located
within a 1500-foot
walking distance ofa
major transit stop

NIA

( 1 ,005 d.u. 's x . 1 5)
150. 75 d.u. 's

Comment: This increment was
previous ly approved with CDP8504 .
(5) For a pedestrian system
separatedfrom vehicular rights-of
way, which provides a direct,
uninterrupted link either with a major
transportation terminal between
blocks, or between major structures
located at least 500feetfrom each
other, an incrementfactor may be
granted, not to exceed
Comment: This increment was
previously approved with CDP8504 .

The Applicant is not
requesting any
additional commercial
density over cap
previously approved.
20% parking reduction
for residential units will
be determined at the
time of CDP.

(6) For publicfacilities (excluding
streets and open space areas), an
incrementfactor may be granted, not
to exceed

40% in dwelling units;
40% in FAR

50% in dwelling units;
75% in FAR

NIA

(J ,005 d.u. 's x .50)
502.5 d.u.'s

Comment: This increment was
previously approved with CDP8504. For purposes of this
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The Applicant is not
requesting any
additional commercial
density over cap
previously approved.

illustrative analysis, the Applicant
is requesting the full percentage
increase.

(7) For distinctive streetscape or
parking area design orfurnishings
(such as luminaries, directional and
advertising signs, benches, andpaved
surfaces), an incrementfactor may be
granted, not to exceed

Comment: This increment was
previously approved with CDP8504 . For purposes of this
illustrative analysis, the Applicant
is requesting the full percentage
increase.

15% in dwelling units;
10% in FAR

15% in dwelling units;
1 0% in FAR

NIA

( 1 ,005 d.u.'s x . 1 5)
150. 75 d.u.'s
The Applicant is not
requesting any
additional commercial
density over cap
previously approved.

(8) For preserving irreplaceable
features (such as stands of trees,
natural swales, or historic buildings),
an incrementfactor may be granted,
not to exceed

5% in dwelling units;
5% in FAR

1 0% in dwelling units;
1 0% in FAR

Comment: This increment was
previously approved with CDP8504. For purposes of thi s
illustrative analysis, the Applicant
is requesting the full percentage
increase.

NIA

( 1 ,005 d.u.'s x . 1 0)
1 00.5 d.u.'s
The Applicant is not
requesting any
additional commercial
density over cap
previously approved.

50% in FAR; 30%
50% in FAR; 30%
(9) For placing all required parking
reduction in required
reduction in required
for commercial uses in covered
commercial parking
multilevel or underground parking
commercial parking
spaces, if it can be
structures, an incrementfactor may
spaces, if it can be
shown that the reduction shown that the reduction
he granted, not to exceed
is warranted in terms of is warranted in terms of
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number of spaces
required during peak
hours

number of spaces
required during peak
hours

NIA

NIA

50% in dwelling units

50% in dwelling units

NIA

(1 ,005 d.u.'s x .50)
502.5 d.u. 's

Comment: The Applicant is not
pursuing this density increment.
(10) For placing all required parking
for residential uses in covered
multilevel or underground parking
structures, an incrementfactor may
be granted, not to exceed

Comment: This increment may be
pursued at the time of CDP.
(11) For M-A-C Zone applications

submitted pursuant to Section 27l 79(a)(l)(A),for each 2,500 square
feet of lands which are combined in
one application (having a total area of
at least 10,000 squarefeet), provided
these lands were owned by different
individuals or corporations and have
not been subdividedfor at least two
years prior to the submittal ofthe
application, an incrementfactor may
be granted, not to exceed

0. 04 FAR/or each 2,500 0.04 FARfor each 2,500
square feet; the total
square feet; the total
increment granted shall increment granted shall
not exceed 0.32 FAR
not exceed 0.32 FAR

NIA

NIA

15% in dwelling units;
15% in FAR

15% in dwelling units;
15% in FAR

NIA

(1 ,005 d.u.'s x . 1 5)
150. 75 d.u. 's

Comment: The Applicant is not
pursuing this density increment.
(12) For a substantial mix ofuses
within a single building, an increment
factor may be granted, not to exceed
Comment: This increment may be
pursued at the time of CDP.

The Applicant is not
requesting any
additional commercial
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density over cap
previously approved.
(13) For incorporating solar access
or active/passive solar energy in
design, an incrementfactor may be
granted, not to exceed

20% in dwelling units;
15% in FAR

20% in dwelling units;
15% in FAR

Comment: This increment w as
previously approved with CDP8504. For purposes of this
illustrative analysis, the Applicant
is requesting the full percentage
mcrease.

NIA

(1 ,005 d.u.'s x .20)
201 d.u.'s
The Applicant is not
requesting any
additional commercial
density over cap
previously approved.

Total Potential Bonus Increment Earned/Available

1,859.25 Additional Units

Comment: In accordance with Section 27-49l (b) (Regulations-Public Benefit Features
and Density Increment Factors) of the Zoning Ordinance, the density increments noted
above may be considered at the time of CDP. As demonstrated above, it is clear that
the proposal for the Sears Parcel can utilize numerous density increment factors, (for
a potential total of 1 ,859.25 additional units over the base density), to more than
j ustify a m aximum density of 800 dwelling units. Based on the above illustrative
analysis, the maximum theoretical density for Bowie New Town Center would be
2 ,864.25 dwelling units, ( 1 ,005 base density + 1 ,859.25 increment units). The total
proposed density for this Application is 2,090 dwelling units (leaving a potential
surplus of 774 units). Details regarding the final density (over and above the base
density) will be determined in the subsequent CDP amendment application.
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Conclusion

This Basic Plan Amendment application meets all requirements for approval as discussed
herein. As such, the Applicant respectfully requests that the instant Basic Plan Amendment be
approved.
Thank you in advance for your consideration of this application. If you have any
questions or comments, please do not hesitate to contact the undersigned.
Sincerely,

cc:

Mr. Robert Ursini
Mr. Chris Rizzi
Arthur J. Home, Jr., Esq.

N:ISeritage_SRC_FlnQnce_LLC\Amended BPA - 2019\SOJ (Final) BPA A-8589-04 -/2-2-20/9 .dOCJC

34

ATTACHMENT 6

REGIONAL TRANSIT DISTRICTS
BA - Branch Avenue Metro

CP - College Park/UM Metro/M Square Purple Line �[:oo,)a�

G - Greenbelt Metro

LTC - Largo Town Center fVle�ro
NC - New Carrollton Metro
NH - National Harbor
PGP - Prince George's Plaza Metro
S - Suitland Metro

l[f)'ff::,

Anne
Arundel

"17:-,...,

··, ).{"�'-.;;,Ji

LOCAL CENTERS
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1. Konterra
2. Muirkirk MARC
3. Takoma/Langley Crossroads
4. UMDWest*
5. UMD Center*
6. UMD East *
7. West Hyattsville
B. PortTowns
9. Riverdale MARC
10. Riverdale Park*
11. Beacon Heights*
12. Annapolis Road/Glen ridge*
13. Seabrook MARC
14. Bowie MARC
15. Landover Metro
16. Cheverly Metro
17. Landover Gateway
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19. Capitol Heights
20. Addison Road
21. Morgan Boulevard
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22. Southern Av.e nue Metro

23. Naylor Road Metro
24. Westphalia
25. Oxon Hill
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26: Brandywine
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