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THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

PRINCE GEORGE'S COUNTY PLANNING BOARD

STAFF REPORT

SUBJECT: Preliminary Plan of Subdivision 4-04041
Barker Property Lots 1-3

OVERVIEW

The property islocated on Tax Map 37, Grid B-3, and is known as Parcel 176. The property is
zoned R-R and is approximately 4.69 acres. The site has frontage on Pine Road to the south and the
abandoned right-of-way of Mockingbird Lane to the north. Mockingbird Lane is the former WB&A
Railroad right-of-way, which was conveyed by the State of Maryland to M-NCPPC to utilize as a public
trail facility. Prior to the conveyance of the right-of-way to M-NCPPC, a large number of dwelling units
were constructed with vehicular access to the now abandoned right-of-way.

The park trail facility is used extensively by pedestrians and is an important recreational amenity to
the county. While M-NCPPC has generally not denied the continued use of Mockingbird Lane for those
existing dwelling units, no new developed is recommended with sole vehicular access to Mockingbird Lane.

The property isimproved with an exiting dwelling that isto remain and is currently being served by access
viaMockingbird Lane. With the subdivision of this property, the applicant is proposing to provide an
aternative access for that existing dwelling unit, to Pine Road. Two additiona dwelling units are proposed
and are to be served with direct accessto Pine Road. The existing dwelling will be located on aflag lot,
which proposes the flag stem onto Pine Road while maintaining the current access. Staff supportsthe
applicants’ utilization of the flag lot provisionsin this case as discussed further in Finding 13 of this report.

Pine Road is dedicated abutting the site but is not constructed to the site. In order to develop this
property the applicant will be responsible for the off-site improvements necessary to extend Pine Road to
the site, as well as construct the street improvements along the property’s entire street frontage. The off-
site improvement of Pine Road is essential in this area and will encourage and provide opportunity for
other properties to devel op alternative access instead of utilizing direct access to Mockingbird Lane,
where pedestrian and vehicular conflicts are known to occur. The applicant has proposed a reasonable
use of the subject property with threelots.

SETTING

The property islocated on the north side of Pine Road and the south side of Mockingbird Lane,
about 200 feet north of Pine Court. The surrounding properties are all zoned R-R and are primarily
developed with single-family dwelling units. Mockingbird Lane is an abandoned right-of-way in the
ownership of M-NCPPC. The WB&A trail park facility iswithin the abandoned right-of-way and
provides access to the nearby Glenn Dale Community Center and Splash Park, which is located adjacent
to thetrail off of MD 193. To the east, the WB&A trail provides access to parkland aong the Patuxent
River and on-road bicycle facilitiesin the Bowie area.



FINDINGS AND REASONS FOR STAFF RECOMMENDATION

1. Development Data Summar y—The following information relates to the subject preliminary plan
application and the proposed devel opment.

EXISTING PROPOSED
Zone R-R R-R
Use(s) Single-family Single-family dwelling
dwelling

Acreage 4.69 4.69
Lots 0 3
Parcels 1 0
Dweélling Units:

Detached 1 3 (1-existing)

2. Environmental—Based on year 2000 air photos the site is partially wooded; there are wetlands,

an unnamed tributary that drains into the Horsepen Branch, 100-year floodplain, and three soil
types. Areas of steep and severe slopes are not associated with the site. The soil typesinclude
Adelphia fine sandy loam, Bibb silt loam, and three types with the Sassafras sandy |oam series.
The Bibb silt loam soil has an erodibility K-factor of 0.32 and has hydric characteristics.
Development limitations associated with the soil types are the Adel phia series has a seasonally
high water table and Bibb soils have seasonally high water tables and are flood hazards in relation
to pipeline construction and roads being located on them. Based on available information,
Marlboro clays are not found at this site.

The siteisin the Horsepen Branch watershed of the Patuxent River basin. There are no
significant noise generators or scenic or historic roadsin vicinity of the site. According to the
Maryland Department of Natural Resources, Natural Heritage Program publication entitled
“Ecologically Significant Areasin Anne Arundel and Prince George' s Counties,” December
1997, rare, threatened and endangered species are not found at this site.

One forest stand (A) wasidentified in the FSD. Forest Stand A contains approximately 2.83
acres and islocated in the central and southern portion of the site. The forest stand islocated in
an areawhere natural features including 100-year floodplain, a stream, and wetlands are located.
Results in the FSD summary sheet for the one forest stand concludes that this stand has a good
rating and isa priority for preservation.

The soils listing includes reference to two types in the Collington fine sandy loam series. Both of
these soils are in the vicinity of the site but are not found on the subject property. Revise the soils
listing to remove reference to these two soils. The soils listing should be revised to reference the
Sassafras sandy loam series present at the site, as shown on the map (ShB2).

The specimen tree table on the FSD map identified seven specimen trees at the site. However, tree
#7 is not located on the plan and the FSD map needs to be revised to include the location of
specimen tree #7. All of the existing natural features at the site must be identified on the FSD
map. General note #17 on the FSD map states, “No wetlands on subject property per McCarthy
and Associates, May 2002.” This note needs to be removed from the plan and the wetlands
located on the site, with a symbol in the legend, as discussed in the wetlands delineation report
prepared by McCarthy and Associates, January 2004. After all the revisions have been made to
the plan, the qualified professional who prepared it needs to sign and date it.
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The siteis subject to the provisions of the Woodland Conservation Ordinance because the gross
tract areais in excess of 40,000 square feet and there are more than 10,000 square feet of
woodland on site. A Type | Tree Conservation Plan (TCPI/57/04) has been submitted. The site
contains agrosstract of 4.69 acres. Existing woodland on the site totals 2.83 acres. The
woodland conservation threshold (WCT) is 0.78 acre. The proposed amount of woodland to be
cleared totals 1.28 acres. The woodland conservation acreage required is 1.10 acres. All of this
regquirement will be provided on site in the form of 0.45 acre of woodland preservation and 0.53
acre of on-site afforestation.

Not all of the existing and proposed site features have been shown on the TCPI. There are
overhead utilities along Mockingbird Lane/WGB&A Trail that are not shown on the plan. The
TCPI needs to be revised to show the location of the overhead utilitiesin this area.

The locations of the existing and proposed water and sewer extensions are not shown on the
preliminary plan or Type | tree conservation plan. This information was requested of the
applicant but the plans have not been revised accordingly. The applicant has been advised that
the location of the proposed water and sewer linesis of great importance when determining if any
impacts are proposed to the environmental features on the property and specifically if there are
any impacts proposed to the PMA that is located on this property. The Subdivision Regulations
reguires that impacts to the PMA are to be approved by the Planning Board. The Planning Board
will determine if the impact has been minimized to the greatest extent possible through the
preliminary plan process only. The applicant has been advised that because no impacts were
shown on the plans and no request for impacts was submitted with this preliminary plan, any
proposed impacts would require the submission of a new preliminary plan of subdivision. Staff
cautioned the applicant regarding this issue and the requirement for a new preliminary plan of
subdivision.

Wetlands have been found on the site as discussed in comment #1 above. However, the wetlands
are not located on the TCPI and a symbol for this feature is not in the legend. The plan needsto
be revised to show the location of the wetlands, put the wetlands symbol in the legend, and
include the associated 25-foot-wide wetlands buffer around the wetlands area.

The location of the proposed limits of disturbance in the area of the proposed afforestation is
confusing. Not al of the conceptual limits of disturbance are shown on the plan. The limits of
disturbance location needs to be revised to clarify where it will be established along the northeast
side of the proposed afforestation area. A symbol in the legend reflecting the limits of
disturbance needsto be added. The soilslayer is shown on the TCPI. Thisisan inappropriate
layer to be shown on the TCPI and it should be removed from the plan.

After all the revisions have been made to the plan, the qualified professional who prepared the
plan needs to sign, date, and update the revision box.

A wetland delineation report prepared by McCarthy and Associates, Inc., January 2004, has been
submitted. One area of wetlandsisidentified in the report in addition to the existing stream.
Because the wetlands are connected to the stream, they are all part of the Patuxent River Primary
Management Area. The full extent of the PMA on the subject property includes the stream and
the wetlands and their buffers, and the 100-year floodplain. No PMA has been delineated on the
plans.
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Based on the review of awetland delineation prepared by McCarthy and Associates, the site may be
reasonably devel oped without impacts to the existing wetlands and their buffers. The plan cannot
indicate any impacts to the PMA or wetlands because no requests for impacts have been made.

Section 24-130(b)(5) of the Subdivision Ordinance prescribes.

“(5) Whereaproperty ispartialy or totally within the Patuxent River watershed, the plat shall
demonstrate adequate protection to assure that the Primary Management Area
Preservation Areais preserved in anatural state to the fullest extent possible.”

General note #5 on the preliminary plan states: “ Subject property is not located within the limits
of adesignated 100-year floodplain as determined by flood insurance rate map panel number
245208 0035C, dated June 18, 1987.” This note should be removed from the plan asit conflicts
with the area of 100-year floodplain discussed in comment 2 above. General note #17 on the plan
reads as follows:

“#17. There are no wetlands affecting the subject property per McCarthy and
Associates.”

This note should aso be removed because there are wetlands on site.
Water and Sewer Categories

The water and sewer service categories are W-3 and S-3 according to water and sewer maps
obtained from the Department of Environmental Resources dated June 2003 and will therefore be
served by public systems.

Community Planning—The property is located within the limits of the 1991 Bowie-Collington-
Mitcheville and Vicinity Master Plan, Planning Area 71A, in Community 5. The master plan
recommended land use is for low-suburban density. The preliminary plan is consistent with the
recommendations of the master plan. The 2002 General Plan locates the property within the
Developing Tier. One of the visions of the General Plan is to maintain a pattern of low to
moderate residential densities. The proposed preliminary plan is consistent with the
recommendations of the General Plan.

Par ks and Recr eation—In accordance with Section 24-134 of the Subdivision Regulations, staff
recommend the payment of a fee-in-lieu of the requirement of the mandatory dedication of
parkland. Only two the proposed |ots are subject to the requirement.

The existing WB&A trail provides direct trail accessto the nearby Glenn Dale Community
Center and Splash Park, which islocated adjacent to the trail off of MD 193. To the east, the
WB&A trail provides access to parkland along the Patuxent River and on-road bicycle facilitiesin
the Bowie area.

Trails—The existing M-NCPPC/WB&A trail is adjacent to the subject application within the
right-of-way for Mockingbird Lane, an abandoned right-of-way. As has been the case with
previously submitted subdivisionsin the area, staff is concerned with the impact of any lots
having direct vehicular access onto Mockingbird Lane where conflicts with trail users may occur.
Accessto Lots 1 and 3 will be accommodated through the extension and construction of Pine
Road. Any impactsto thetrail or trail right-of-way should be addressed to the satisfaction of
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DPR. Existing Pine Road immediately to the south of the subject site has sidewalks along both
sides where road improvements have been made. Staff recommends that a standard sidewalk be
provided along the subject site’ s frontage, unless modified by DPW&T.

Transportation—The subject property is not large enough to warrant a traffic study and would
have a minimal impact on arearoadways. The findings and recommendations outlined below are
based upon areview of relevant materials and analyses conducted by the staff of the
Transportation Planning Section, consistent with the Guidelines for the Analysis of the Traffic
Impact of Development Proposals.

Growth Policy—Service Leve Standards

The subject property is located within the developing tier, as defined in the General Plan for
Prince George' s County. As such, the subject property is evaluated according to the following
standards:

Links and signalized inter sections. Level-of-service (LOS) D, with signalized
intersections operating at a critical lane volume (CLV) of 1,450 or better.

Unsignalized inter sections: The Highway Capacity Manual procedure for unsignalized
intersections is not a true test of adequacy but rather an indicator that further operational
studies need to be conducted. Vehicle delay in any movement exceeding 50.0 secondsis
deemed to be an unacceptable operating condition at unsignalized intersections. In
response to such afinding, the Planning Board has generally recommended that the
applicant provide atraffic signal warrant study and install the signal (or other less costly
warranted traffic controls) if deemed warranted by the appropriate operating agency.

Staff Analysisof Traffic Impacts

The site’ s primary impact would occur at the High Bridge Road/Old Chapel Road intersection,
whichisunsignalized. Staff has no recent counts at thislocation. Dueto the limited trip
generation of the site, the Prince George's County Planning Board could deem the site’ simpact at
this location to be de minimus. With two net residences (three lots with one existing residence),
the site would generate 2 AM and 2 PM peak-hour trips, and the definition of de minimusin the
guidelines indicates that the siteis eligible because this application is “a development which
generates 5 or fewer peak-hour trips.” Staff would, therefore, recommend that the Planning
Board find that 2 AM and 2 PM peak-hour trips will have a de minimus impact upon delay in the
critical movements at the High Bridge Road/Old Chapel Road intersection.

The primary issue concerning this site involves the site’ s access. Lot 1 would contain the existing
residence with existing access onto Mockingbird Lane; Lots 2 and 3 are proposed with access to
Pine Drive. Because Mockingbird LaneisaM-NCPPC Department of Parks and Recreation
right-of-way that is currently used for recreational purposes, it isinappropriate for additional lots
to have access onto Mockingbird Lane. Therefore, Lots 2 and 3 must receive access via Pine
Road, and the applicant must construct the needed off-site extensions of Pine Road to connect the
existing pavement sections. This connection is essential for the Planning Board to make a finding
of adequate access roads for the site.
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Based on the preceding findings, the Transportation Planning Section concludes that adequate
transportation facilities would exist to serve the proposed subdivision as required under Section
24-124 of the Prince George's County Code if the application is approved conditions.

7. Schools—The Historic Preservation and Public Facilities Planning Section has reviewed this
subdivision plan for adeguacy of school facilities in accordance with Section 24-122.02 of the
Subdivision Regulations and CB-30-2003 and CR-23-2003 and concluded the following:

Impact on Affected Public School Clusters

Affected School Elementary School Middle School High School
Clusters # Cluster 3 Cluster 2 Cluster 2
Dwelling Units 2 new sfd 2 new sfd 2 new sfd
Pupil Yield Factor 0.24 0.06 0.12
Subdivision Enrollment 0.48 0.12 0.24
Actua Enrollment 6141 5131 10098
Completion Enrollment 198.24 217.62 398.97
Cumulative Enrollment 167.76 125.16 250.32
Total Enrollment 6507.48 5473.90 10747.53
State-Rated Capacity 5858 4688 8770
Percent Capacity 111.09 116.76 122.55

Source: Prince George's County Planning Department, M-NCPPC, December 2003

These figures are correct on the day the referral memo was written. They are subject to change
under the provisions of CB-30-2003 and CR-23-2003. Other projects that are approved prior to
the public hearing on this project will cause changes to these figures. The numbers shown in the
resolution of approval will be the ones that apply to this project.

County Council bill CB-31-2003 establishes a school facilities surcharge in the amount of:
$7,000 per dwelling if abuilding islocated between 1-495 and the District of Columbia; $7,000
per dwelling if the building isincluded within abasic plan or conceptual site plan that abuts an
existing or planned mass transit rail station site operated by the Washington Metropolitan Area
Transit Authority; or $12,000 per dwelling for all other buildings. The school surcharge may be
used for the construction of additional or expanded school facilities and renovations to existing
school buildings or other systemic changes.

The Historic Preservation and Public Facilities Planning Section staff finds that this project meets
the adequate public facilities policies for school facilities contained in Section 24-122.02, CB-30-
2003 and CB-31-2003 and CR-23-2003.

Fire and Rescue—The Historic Preservation and Public Facilities Planning Section has reviewed
this subdivision plan for adequacy of public facilities and concluded the following:

a The existing fire engine service at Bowie Fire Station, Company 19, located at 13008 9"

Street has a service travel time of 3.60 minutes, which is within the 5.25-minute travel
time guideline.
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b. The existing ambulance service at Bowie Fire Station, Company 19, located at 13008 9"
Street has service travel time of 3.60 minutes, which is within the 6.25-minute travel time
guideline.

C. The existing paramedic service at Glenn Dale Fire Station, Company 18, located at 11900
Glenn Dale Boulevard has a service travel time of 7.34 minutes, which is beyond the
7.25-minute travel time guideline. The existing paramedic service located at Glenn Dale
Fire Station, Company 18, isjust (approximately five seconds) beyond the recommended
response time guideline. The nearest fire station, Bowie Company 19, islocated at 13008
9" Street, which is 3.60 minutes from the development. This facility would be within the
recommended travel time for paramedic service.

The above findings are in conformance with the standards and guidelines contained in the
Approved Public Safety Master Plan (1990) and the Guidelines for the Analysis of Development
Impact on Fire and Rescue Facilities.

Police Facilities—The proposed development is within the service areafor Police District 11-
Bowie. The Planning Board’ s current test for police adequacy is based on a standard for square
footage in police stations rel ative to the number of sworn duty staff assigned. The standard is 115
square feet per officer. As of January 2, 2004, the county had 823 sworn staff and atotal of
101,303 square feet of station space. Based on available space, there is capacity for additional 57
sworn personnel. This police facility will adequately serve the population generated by the
proposed subdivision

Health Department—The property is located within water and sewer service category 3 and will
be served by public systems. The Health Department notes that the existing dwelling is currently
being served by aprivate well and septic system. The existing dwelling should be connected to
public systems upon availability and septic system properly abandoned.

The Health Department notes that numerous tires were found on the property. Thetires must be
hauled away by alicensed scrap tire hauler to alicensed scrap tire disposal/recycling facility and
areceipt for tire disposal must be submitted to the Health Department.

Stormwater M anagement—The Department of Environmental Resources (DER), Devel opment
Services Division, has determined that on-site stormwater management isrequired. A
Stormwater Management Concept Plan, #35445-2003-00, has been approved with conditions to
ensure that devel opment of this site does not result in on-site or downstream flooding.
Development must be in accordance with this approved plan.

Cemeteries—There are no known cemeteries on or adjoining the subject property. However, the
applicant should be aware that if burials are found during any phase of the development process,
development activity must cease in accordance with state law.

Flag L ot—The proposal includes one flag lot, proposed Lot 2, which will contain the existing
dwelling unit. The existing dwelling currently has direct access onto Mockingbird Lane, which is
now an abandoned right-of- way under the ownership of M-NCPPC. Thisisthe WB&T trail park
facility. Flag lots are permitted pursuant to Section 24-138.01 of the Subdivision Regulations.
The proposed flag lot satisfies the design standards found in Section 24-138.01(d) as follows:

a A maximum of two tiersare permitted. The applicant is proposing only one flag lot.
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b. Theflag stem has a minimum width of 25 feet for the entirelength of the stem. The
applicant is proposing a 25-foot wide flag stem.

C. Thenet lot area, exclusive of the stem, must meet the minimum lot size standard.
The net lot areaof Lot 2 exclusive of the flag stemis 1.2 acres; the grosslot areais 1.3
acres. Lot 2 is proposed exceeding the minimum 20,000 square feet of net lot areafor
conventional development in the R-R Zone.

Section 24-138.01(d)(6) of the Subdivision Regulations required that the preliminary plan
demonstrate compliance to the Landscape Manual where arear yard is oriented toward a
driveway that accesses other lots, or toward a front or side yard of another lot. The applicant has
provided a proposed landscape plan to demonstrate conformance, however, the preliminary plan
should be revised to reflect the required bufferyards in accordance with the Landscape Manual.

Section 24-138.01(f) establishes specific findings for the approval of the use of flag lots. The
Planning Board must find the following:

(A) Thedesign isclearly superior to what would have been achieved under conventional
subdivision techniques;

Comment: The applicant has achieved a superior design to what could be achieved with a
conventional R-R lotting pattern. Using the flag lot in this particular case has alowed the rear
yard of the existing dwelling to orient to rear yards of proposed dwellings. This has provided for
the buffering of the rear of the existing dwelling, which is oriented toward Mockingbird Lane,
from views from Pine Lane because of the location of the proposed dwelling on Lot 3.

(B) The transportation system will function safely and efficiently; and

The Transportation Planning Section and the Department of Public Works and Transportation
have evaluated the applicant’s proposed layout and finds that the location of the driveway for the
flag lot does not adversely impact the safety of efficiency of the street layout.

© The use of flag lotswill result in the creative design of a development that blends
harmonioudly with the site and with adjacent development; and

In this unique circumstance the existing dwelling is using park property (Mockingbird Lane) for
access. While the use of Mockingbird Lane was at one time permitted, it is now restricted by
M-NCPPC to no new development, existing dwellings may continue to access their properties via
the abandoned right-of way. However, through the subdivision of this property each new lot
must meet the minimum zoning requirements including the new lot created that will contain the
existing dwelling (Lot2).

Therefore, the applicant has proposed Lot 2 with frontage on and the ability of direct vehicular
access to adedicated public street (Pine Road). However, the existing dwelling will maintain the
existing driveway onto Mockingbird Lane as a“secondary” point of access, with the legal access
being Pine Lane. By using the flag lot option the dwellings can be located back to back with the
flag lot fronting onto Mocking Bird Lane and the rear facing Pine Lane being obscured by the
dwelling to front on Pine Lane. This creative design approach helps the new development blend
with the existing site situations.
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(D) The privacy of adjoining property owners has been assured in accordance with the
evaluation criteria established above.

Comment: The use of aflag lot design enables that applicant to propose avery standard dwelling
unit orientation where the rears of units on abutting lots are oriented toward one another. With
this standard orientation bufferyards are not required by the Subdivision Regulations (24-138.01)
because the privacy of abutting owners is consistent with a conventional lotting pattern.
RECOMMENDATION
APPROVAL, subject to the following conditions:

1. Prior to signature approval of the preliminary plan of subdivision the plan shall be revised as
follows:

a Provide the SWM approval date.
b. To identify Mockingbird Lane as M-NCPPC property.

C. Label the required 10-foot PUE.

d. Provide an existing structures note.
e Provide anote that Lot 2 isaflag lot and subject to Landscape Manual bufferyards.
f. Provide a pedestrian use easement serving Lot 3 across Lot 2 for access to the WB& A

trail park, or at some other location on the property.
2. Prior to the issuance of permits, a Type Il tree conservation plan shall be approved.

3. Development of this site shall be in conformance with the approved Stormwater M anagement
Concept Plan #35445-2003-00 and any subsequent revisions.

4, Prior to the issuance of grading permits, the applicant shall submit evidence from the Health
Department that the tires found on the property have been hauled away by alicensed scrap tire
hauler to alicensed scrap tire disposal/recycling facility.

5. Thefinal plat shall provide a pedestrian use easement serving Lot 3 across Lot 2 for access to the
WB&A trail park, or as determined at the time of signature approval of the preliminary plan.

6. At thetime of final plat approval, the applicant shall dedicate right-of-way along Pine Road as
shown on the submitted plan. The applicant shall make improvements within the right-of-way as
directed by the county’ s Department of Public Works and Transportation (DPW&T) and shall
construct the needed off-site extension of the two existing pavement sections within Pine Road as
ameans of providing accessto the site. The extensions of Pine Road to the subject property shall
be available prior to issuance of building permits.

7. Thefina plat of subdivision shall indicate that Lot 1 is denied vehicular accessto Mockingbird Lane.

9 4-04041



10.

11.

The applicant shall provide standard sidewalks along the property’ s entire street frontage and
where the applicant provides off-site improvements to Pine Drive extended unless modified by
the Department of Public Works and Transportation at the time of issuance of street construction
permits.

Prior to signature approval of the Type | TCP, arevised FSD shall be submitted as follows:

a

Revise the soils listing to remove reference to the Collington fine sandy loam soil series and
add areference to the Sassafras sandy |oam series.

Show the location of specimen tree #7 on the FSD map.

Remove general note #17 from the map and locate the wetlands on the site, with a symbol in
the legend.

After al the revisions have been made to the plan, have the qualified professional who
prepared it sign and date it.

Prior to signature approval of the TCPI the plan shall be revised as follows:

a

b.

Show the location of the overhead utilities in vicinity of Mockingbird Lane/WB&A trail.
Show the location of specimen tree #7 on the plan that isidentified in the specimen tree table.

Add a separate column to the specimen tree table regarding the disposition of each tree at
post development.

Show the location of existing water and sewer easements for the dwelling on proposed Lot 2
and the future water and sewer provisions/connections for proposed Lots 1 and 3.

Include TCPI optional note #6 regarding the stormwater management conceptual stormdrain
plan.

Show the location of the wetlands and put the wetlands symbol in the legend. Include the
associated 25-foot-wide wetlands buffer around the wetlands area.

Revise the limits of disturbance location to clarify where it will be established along the
northeast side of the proposed afforestation area. Provide a symbol on the legend for the
limits of disturbance.

Remove the soilslayer.

After al the revisions have been made to the plan, have the qualified professional who
prepared the plan sign, date it, and update the revision box.

At time of final plat, a conservation easement shall be described by bearings and distances. The
conservation easement shall contain all 100-year floodplain, stream buffers, wetlands and
wetlands buffers, and shall be reviewed by the Environmental Planning Section prior to
certificate approval. The following note shall be placed on the plat:
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“Conservation easements described on this plat are areas where the installation of
structures and roads and the removal of vegetation are prohibited without prior written
consent from the M-NCPPC Planning Director or designee. The removal of hazardous
trees, limbs, branches, or trunks is permitted.”

12. Prior to signature approval of the preliminary plan, the applicant shall submit a copy of the
conceptual stormdrain plan and approval |etter.

13. Prior to signature approval of the preliminary plan, general notes #5 and #17 regarding 100-year
floodplain and wetlands, respectively, shall be removed.

STAFF RECOMMENDS APPROVAL OF THE TYPE | TREE CONSERVATION PLAN TCPI/57/04
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