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January 13, 2005

MEMORANDUM

TO: Prince George's County Planning Board

VIA: Steve Adams, Urban Design Supervisor

FROM: Henry Zhang, Senior Planner, Urban Design Section, Development Review Division

SUBJECT: Specific Design Plan, SDP-9002/02, The Shoppes at Highbridge
Type Il Tree Conservation Plan, TCPI1/58/04

The Urban Design staff has completed its review of the subject application and appropriate
referrals. The following evaluation and findings lead to a recommendation of APPROV AL with
conditions, as described in the recommendation section of this report.

EVALUATION

This Specific Design Plan was reviewed and evaluated for compliance with the following criteria:

a Zoning Map Amendment A-7059

b. Comprehensive Design Plan CDP-8610
C. Preliminary Plan of Subdivision 4- 87227 and Final Plat NLP 144@17
d. The requirements of the Zoning Ordinance, specificaly:

- Part 8, Comprehensive Design Zones, Subdivision 2, L-A-C Zone (Local Activity
Center) of the Zoning Ordinance governing development in the L-A-C Zone

e The requirements of the Landscape Manual

f. The requirements of the Woodland Conservation and Tree Preservation Ordinance
g. Referral comments

FINDINGS

Based upon the evaluation and analysis of the subject Specific Design Plan, the Urban Design
Review staff recommends the following findings:

1 Request: The subject application isfor approval of a Specific Design Plan for aretail shopping
center inthe L-A-C Zone.



Development Data Summary:

Existing Proposed
Zones L-A-C L-A-C
Uses Vacant Retail Shopping Center
Acreage 11.8 11.8
Parcels 2 1
Tota Gross Floor Area - 59,858
Of which
CVS Pharmacy - 11,970
Chevy Chase Bank - 3,088
C-Store including Gas Station/Car Wash - 4,500
Future Building - 9,750
Village Shoppes (Sections A, B & C) - 30,550
OTHER DEVELOPMENT DATA
Required Proposed
Total Parking Spaces 235 373
Of which Parking Spaces (9'x 18')* - 353
Handicapped (Van Accessible) Spaces 7 20
Total Loading Spaces 3 5

*A Departure from Design Standards for the proposed parking lot dimensions has been filed with City
of Bowie.

L ocation: The subject site islocated in the northeast quadrant of the intersection of Annapolis Road
(MD 450) and Highbridge Road, within the boundary of the City of Bowie, in Planning Area 71B and
Council District 4.

Surroundings and Use: The site was designated as the location for the commercial component
of alarger development in a Comprehensive Design Zone, known as Highbridge Park. The
subject site is bounded on both the south and west by the rights-of-way of Annapolis Road and
Highbridge Road, respectively. To the north and east of the site are the existing single-family
detached and attached residences in the R-S Zone, which make up the residential component of
the Highbridge devel opment. Across Highbridge Road further to the west are existing single-
family housesin the R-R Zone, and across Annapolis Road to the south at the intersectionis an
existing commercial building, and away from the intersection are existing single-family housesin
the R-R Zone.

Previous Approvals: The subject site was originally included in the Highbridge devel opment,
which consisted of three separate applications for the Comprehensive Design Zone and was
approved by the Planning Board (Resolution PGCPB No. 83-258) on December 1, 1983, subject
to eight considerations and six conditions. Applications A-7055 and A-7056 rezoned
approximately 94.41 acres from the R-R Zone to the R-S (2.7-3.5) Zone. Application A-7059
rezoned approximately 42.22 acres from the R-R to the L-A-C (Local Activity Center) Zone,
which contains both aresidential component and the subject site designated as a commercial
component. However, no record of District Council approval has been found. A referencein the
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approval of CDP-8610 by the City of Bowie indicates that the District Council approved A-7055,
A-7056 and A-7059 in 1985, subject to five conditions and nine considerations.

The Comprehensive Design Plan (CDP-8610) for the Highbridge devel opment, including the
subject site, was approved by the Planning Board (PGCPB No. 87-450) on October 1, 1987,
subject to 13 conditions. On December 3, 1987, the Planning Board (Resol ution PGCPB

No. 87-548) approved Preliminary Plan of Subdivision 4-87227, subject to 14 conditions. On
April 26, 1990, the Planning Board (Resolution PGCPB No. 90-166) approved Specific Design
Plan SDP-9002 for the subject site for aretail shopping center, subject to four conditions. On
October 18, 1990, the Planning Board (Resolution PGCPB No. 90-458) approved arevision to
the approved SDP-9002 to change the location of two pad sites, subject to four conditions. No
construction has materialized on the subject site and all previous SDP approvals expired. The
subject application is a second revision to SDP-9002 and is a new proposal to develop the site as
aretail shopping center pursuant to the parameters established in both A-7059 and CDP-8610.

Design Features. The subject siteisin aroughly sguare form bounded on east, west and south
sides by the public rights-of-way. The entire site is generally level. The proposed shopping center
is accessed through two entry points on the west side off Highbridge Road and an additional two
entry points on the east side off Gothic Lane. Both Highbridge Road and Gothic Lane extend
further south and connect to Annapolis Road. Extensive landscaping and berms have been
proposed along the site’ s frontage of Annapolis Road to the south. A linear reforestation area has
been proposed along the entire northern boundary of the site.

The shopping center consists of one L-shaped building, four pad sites, and the associated parking
lots. One gas station compound, including a freestanding gas island with twelve gas pumps, a car
wash facility and a convenience store, has been proposed at the intersection of Gothic Lane and
Annapolis Road. A CV S pharmacy store has been proposed on one pad site that is located at the
intersection of Highbridge Road and Annapolis Road. The L-shaped building hosting the main
retail center is composed of three attached buildings at the northeast corner of the site. Small,
public seating areas with landscaping have been located in front of each of the buildings
connected by sidewalks. The most southerly building (Building C) has an even wider sidewalk
with outdoor seating area and landscaping located on the south side. A separate on-site pedestrian
circulation system connects the main building with other pad sites. Two gaps in the system have
been identified and a condition of approval has been proposed to fill the gaps. No access, except a
pedestrian path leading to Gothic Lane and further connecting to the existing residential section in
the R-S-zoned Highbridge, has been proposed between the shopping center and the existing
residential areato the north, pursuant to an agreement between the applicant and the Board of
Directors of the Highbridge Community Association. A keystone screen wall, in several discrete
segments, has been shown on the site plan along the site’ s entire northern boundary. No height
information has been provided. The main entrance with a landscaped median to the shopping
center is off Highbridge Road. To the south of the main entrance isthe CV S store and to the north
isaChevy Chase Bank.

Architectural elevations have been proposed for al buildings except for the pad site west of the
gas station compound. The elevation of the L-shaped building features a tripartite composition of
base, middle and top with a continuous and covered sidewalk in the front. The masonry piers and
auminum storefront portion constitute the base of the elevation. A continuous awning band and
synthetic stucco wall with building-mounted signage make up the middle portion. A shallow-
molded cornice with dentils marks the top of the elevation. Two towers occupy both ends of the
elevation. Three-step special cornices with a cupola or arched top have been employed to mark
the main entrances to the building. The same materials and decoration a so have been used on the
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elevations for the proposed convenience store, gasisland and carwash buildings. The architecture
for CVS and Chevy Chase bank are of the typical franchise buildings with certain design
treatments and decorations that are similar to those of the L-shaped building, which are in general
harmony with the rest of buildingsin the shopping center.

The native wildlife/plant theme has been implemented through the use of decorative light poles
with attached native wildlife/plant banners located along the full length of the main drive (east-
west direction) through the site. Pavers bearing the images of the native wildlife and plants have
been chosen to finish the pedestrian pathways and the public seating areas. An interpretive sign
located near the southwesterly bio-retention area creates afocal point around the eastern entrance
area off Gothic Lane. The sign will provide information about the native wildlife habitat and
vegetation, the reasons for utilizing native plants, and the advantages to the Chesapeake Bay
when using bio-retention as stormwater control.

A signage package consisting of entrance monumental signs, gas price sign, and building-
mounted signs along with lighting fixture details showing decorative light pole banners with
native themes also has been submitted for review.

COMPLIANCE WITH EVALUATION CRITERIA

7.

Zoning Map Amendment A-7059: Per A-7059, in the L-A-C Zone, approximately 60,000
square feet of commercial space is permitted and shall be comprised of shops, banks and
restaurants. This application proposes a gross floor area of approximately 58,708 square feet
consisting of village shops, a bank, a pharmacy store, etc. The proposed Specific Design Planis
in general conformance with Zoning Map Amendment A-7059 regarding the proposed uses and
total build-out capacity for the site. Of the eight considerations and five conditions attached to the
Planning Board approval of A-7059, the following are applicable to the review of this SDP:

Consideration 8. Asa Phaselll consideration, a sprinkler system shall beinstalled in all
commer cial buildings.

Comment: This consideration had been worded as a condition of approval attached to
Comprehensive Design Plan CDP-8610. As discussed below in Finding 8, this condition will be
carried forward to be enforced at time of building permit.

Condition 6. The activity areaslocated east and west of the PEPCO right-of-way areto be
increased to a minimum of five acres each.

Comment: This condition requires atotal of ten acres of activity areato be allocated in the
L-A-C Zone. Per the investigation of the applicant, approximately eight acres of activity areas
have been provided east of the PEPCO right-of-way. The existing residential use has been
developed without providing any activity area as required by the condition, primarily because a
substantial recreation/activity area, known as Renaissance Park, was envisioned by the CDP and
connected to nearby residential development. The Highbridge Homeowners' Association has now
stated emphatically that they do not want the recreation areain that location. Instead, the HOA
has negotiated with the developer afund of approximately $53,000, which is equivaent to the
dollar amount of the unfinished recreational facilities envisioned by the CDP, to be used
immediately to refurbish the existing recreational facilities, such as playgrounds and tennis
courts. Given that the total acreage of the subject siteis only over 11 acres, it is not viable to
provide a minimum five acres of activity areawithin this shopping center development. The
Urban Design Section believes that the relationship between the proposed shopping center and
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existing residential component is greatly different from what was initialy envisioned. Providing
approximately two additional acres of activity area on the subject property will meet the intent of
the above condition.

Comprehensive Design Plan CDP-8610: CDP-8610, which covers alarger areaincluding the
subject property, was approved by the Planning Board on October 1, 1987, subject to 13
conditions. The following conditions of approval are applicable to this SDP review:

2. Theprovision of atraffic signal at the intersection of Highbridge Road and
Maryland 450 when deemed necessary by the State Highway Administration. The
applicant, along with the City of Bowie, will make every effort to convince the State
Highway Administration of the need for the traffic signal.

Comment: According to the Transportation Planning Section, atraffic signal isin operation at
the existing intersection. A new traffic signal at Highbridge Road and MD 450 isin place and will
be used when the widening of MD 450 is complete. This condition has been met.

4, The applicant shall construct the ultimate 80-foot right-of-way with full cross-
section for Highbridge Road from Route 450 to the loop road prior to the
completion of Stagell.

Comment: According to the Transportation Planning Section, Highbridge Road has been
constructed and is operational as afour-lane roadway. The applicant was required to provide 40
feet of right-of-way from the centerline of Highbridge Road. The right-of-way width is shown
correctly on the site plan and is behind the existing concrete sidewalk along Highbridge Road.
This condition has been satisfied.

13. Commercial buildings shall be fully sprinklered in accor dance with the National
Fire Protection Association Standard 13 and all applicable County laws.

Comment: This condition has been carried forward as a condition of approval for this SDP and
will be enforced at the time of building permit.

Preliminary Plan of Subdivision 4-87227 and Final Plat NLP 144@17: Preliminary Plan
4-87227 was approved by the Planning Board on December 3, 1987, subject to 22 conditions. The
Final Plat was recorded on December 15, 1988. The following conditions of approval attached to
4-87227 are applicable to this Specific Design Plan review:

2. Thelist of recreational facilitiesto be provided will not be altered without the
approval of the Urban Design staff and must be done prior to Specific Design Plan
submittal.

Comment: This condition had been fulfilled at the time of Specific Design Plan approvals for
the residential component of the Highbridge. This SDP is for the commercial component only.

3. Thisplan is subject to the conditions of approval of CDP-8610.

Comment: The Specific Design Plan has been reviewed for compliance with the conditions of
approval of CDP-8610. See the above Finding 8 for a detailed discussion.
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0. The upgrading of Highbridge Road to its ultimate cross-section from Maryland
Route 450 to the northernmost entrance to the subject parcel in accordance with the
Department of Public Worksand Transportation standar dsfor an 80-foot right-of-
way collector road.

10. The provision of a traffic signal at the inter section of Highbridge Road and
Maryland 450 when deemed necessary by the State Highway Administration. The
total cost of the signal shall bethe sole responsibility of the applicant.

Comment: See above Finding 8 for a detailed discussion.

12. Prior to Specific Design Plan approval, a final determination shall be made asto the
owner ship of ParcelsM-Z.

13. Prior to Specific Design Plan approval, the plan shall be revised to provide for
adequateradii on all internal streets and cul-de-sacs.

Comment: These two conditions had been fulfilled at time of SDP approvals for the residential
component of the Highbridge project.

14. The applicant, his successors and/or assigns, shall provide adequate r ecr eational
facilities (See Condition One) to the Department of Parksand Recreation standards
as defined in the Parks and Recreation Facilities Guidelines.

15. The developer, his successor and/or assigns, shall execute and record a formal
agreement before submitting therecord plat to the Subdivision Officeto provide
said recreational facilities (to Department of Parks and Recreation standards), and
shall submit a performance bond or other suitable financial guarantee (suitability to
be judged by the General Counsel’s Office of the Maryland-National Capital Park
and Planning Commission) within two weeks prior to applying for a building
permit.

16. The developer, his successor and/or assigns, shall satisfy the Planning Board that
there are adequate provisionsto assureretention and all future maintenance of the
proposed recreational facilities.

Comment: The above conditions had been fulfilled at the time of approval of the residential
component of the Highbridge devel opment. However, a portion of the recreation facilities, which
were originally proposed, was located on the subject property and shown as alinear park
(Renaissance Park) that connects the commercial property to the residential development to the
north. Now that the residential component of Highbridge has been constructed, the existing
Highbridge Community Association has expressed an interest in not providing direct pedestrian
connections or recreation facilities that would attract customers of the shopping center between
the commercia and the residential components of Highbridge. The applicant has proposed that
the Highbridge Community Association either install additional recreational facilities of their
choice or to repair/renovate/upgrade the existing facilities or provide funds for future
maintenance. Any agreement between the applicant and the Highbridge Community Association
will require an amendment of the original recorded Recreation Facilities Agreement and the
concurrence from The Maryland-National Capital Park and Planning Commission. A condition of
approval has been proposed in the recommendation section of this report.
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10.

19. Approval of an on-site conceptual stormwater management plan by the City of
Bowie prior to Specific Design Plan submittal.

Comment: The City of Bowie has approved an on-site conceptual stormwater management plan
(Approval No. 01-0404-208NE12) for the subject site.

20. Approval of the 100-year floodplain by the Department of Environmental Resources
prior to Specific Design Plan submittal.

Comment: This condition had been fulfilled at the time of SDP approvals for the residential
component of Highbridge. There is no 100-year floodplain on the subject property.

Zoning Ordinance: The subject SDPisin general compliance with the requirements of Zoning
Ordinance.

a The proposed parking as submitted is consistent with the requirements of Sections 27-
568, Off-street Parking and L oading, of the Zoning Ordinance. The applicant is also
pursuing a departure from design standards for parking space dimensions from the City
of Bowie. The departure application is currently under review and pending final approval
by the City of Bowie.

b. The proposed retail shopping center isin general compliance with the requirements of the
L-A-C Zone (Local Activity Center).

C. Section 27-528 requires the following findings for approval of a Specific Design Plan:

@ Prior to approving a Specific Design Plan, the Planning Board shall find
that:

(D] The plan conformsto the approved Comprehensive Design Plan and
the applicable standar ds of the L andscape Manual.

Comment: Asstated in Findings 8 and 11, the proposed Specific Design Plan conforms
to the approved Comprehensive Design Plan and the applicable standards of the
Landscape Manual.

2 The development will be adequately served within areasonable
period of timewith existing or programmed facilities either shown in
the appropriate Capital Improvement Program or provided as part
of the private development.

Comment: Findings for adequate public facilities, including fire, rescue, police, and
transportation, have been normally made in conjunction with the Preliminary Plan of
Subdivision. In this case, the Transportation Planning Section in a memorandum dated
June 1, 2004 (Jenkins to Zhang), has confirmed that the proposal is consistent with the
previous transportation adequacy findings. The staff finds that the subject site will be
adequately served within a reasonable period of time with nearby transportation facilities
existing and planned to be completed in the near future.

In addition, according to areview by the Historic Preservation and Public Facilities
Planning Section (June 16, 2004, Harrell & 1zzo to Zhang), other existing or planned

7 SDP-9002/02



11.

private and public facilities, such as police, water and sewage, and libraries (but not
including the existing fire engine and ladder truck service, which are 1.03 minutes
beyond their respective response time guidelines) which exist, are under construction, or
for which construction funds are contained in the first six years of the adopted county
Capital Improvement Program will be adequate for the proposed development. Staff has
recommended a sprinkler system to be installed in order to aleviate the negative impact
on fire and rescue services due to the existing inadequate services.

3 Adequate provision has been made for draining surface water so
that there are no adver se effects on either the subject property or
adjacent properties.

Comment: The subject property iswithin the limits of the City of Bowie. The approval
of the stormwater management concept plan by the City of Bowieis required prior to the
submittal of this SDP. The applicant submitted with the SDP a stormwater management
concept approval (No. 01-0404-208NE12). Therefore, adequate provision has been made
for draining surface water and ensuring that there are no adverse effects on the subject
property or adjacent properties.

(@] The Plan isin conformance with an approved Tree Conservation
Plan.

Comment: A Typell Tree Conservation Plan, TCPI1/58/04, has been submitted with
this SDP. TCPI1/58/04 has been found to meet the requirements of the Woodland
Conservation Ordinance according to the review by the Environmental Planning Section.
However, a 0.92-acre off-site woodland has been proposed on the adjacent R-S-zoned
portion of the Highbridge development. A conservation easement is needed in order to
protect the 0.92-acre off-site woodland from being cleared in the future. As stated in the
condition of approval recommended by the Environmental Planning Section, if the
conservation easement cannot be obtained, TCPI1/58/04 should be revised to show the
entire woodland conservation requirement being met off-site.

Landscape Manual: The proposed construction of aretail shopping center inthe L-A-C Zoneis
subject to Section 4.3, Parking Lot Requirements, and not subject to Section 4.2, Commercial and
Industrial Landscaped Strip Requirements, and Section 4.7, Buffering Incompatible Uses, of the
Landscape Manual. But the Landscape Manual should be used as a guide to appropriate
standards in the Comprehensive Design Zone.

a

The proposed retail shopping center is fronting on Annapolis Road, Highbridge Road
and Gothic Lane. The landscape plan provides landscape treatments that equal the
minimum requirements of Section 4.2 along the site’ s three frontages, except for plant
units. But the landscape plan should be revised to delete the reference to the Section 4.2
landscaped strip and schedule. A condition of approval has been proposed in the
recommendation section of this report.

Section 4.3(a), Landscape Strip Requirements, requires a landscaped strip when a parking
lot in any zone is located adjacent to a public right-of-way. The landscape plan provides
Option 1, which is a minimum ten-foot-wide landscaped strip with a minimum one shade
tree and 10 shrubs per 35 linear feet of the frontage, excluding driveway openings;
Option 2, which is alandscaped berm at |east 2Y% feet higher than the elevation of the
adjacent parking lot pavement; and Option 3, which is a minimum six-foot-wide

8 SDP-9002/02



12.

13.

landscaped strip and a minimum three-foot grade drop from the right-of-way lineto the

adjacent parking lot pavement. The proposed landscaped treatments are in conformance
with Section 4.3(a), except for plant units. A condition of approval has been proposed in
the recommendation section of this report.

The retail shopping center proposes approximately 175,818 sgquare feet of parking lot,
which islarger than 150,000 square feet. Per 4.3 (c), aminimum ten percent of the
parking lot should be interior planting area with at least one shade tree for each 300
square feet of theinterior planting area. The landscape plan has provided the required
interior landscaped area and the shade trees and thus complies with Section 4.3(c).

The proposed commercial shopping center is adjacent to the existing single-family
detached and attached residences to the north, which isthe residential component of the
Highbridge development in the Comprehensive Design Zone L-A-C. Per Section 4.7,
Buffering Incompatible Uses, the regulations to buffer incompatible uses are not
applicable to this SDP. The landscape plan proposes a combination of the existing
woodland and a linear reforestation area along the entire northern property line with the
narrowest point approximately 53 feet in width. The proposed landscaped treatment is
better than the minimum requirements of Section 4.7. But the landscape plan should be
revised to delete any reference to Section 4.7 and its schedule. A condition of approval
has been proposed in the recommendation section of this report.

Woodland Conservation Ordinance: This property is subject to the provisions of the Prince
George' s County 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 existing woodland on site.

a

An Intermediate Forest Stand Delineation (FSD) was initially submitted with
SDP-9002/02 and was reviewed and found to meet the requirements of the Prince
George’' s County Woodland Conservation and Tree Preservation Technical Manual.
Supplemental information regarding the forest value of awoodland area on the R-S-
zoned property to the north of the site has been requested in order to determineif a
proposed 0.92-acre off-site reforestation/bio-retention areais viable. No further
information is required with respect to the FSD, but a condition of approval has been
proposed to protect the 0.92-acre off-site woodland by requiring a conservation easement
be recorded.

The Type Il Tree Conservation Plan, TCPI1/58/04, submitted with this application has
been reviewed and found to be in compliance with the requirements of the Woodland
Conservation Ordinance, subject to conditions.

Referral Comments. The subject application was referred to the concerned agencies and
divisions. The referral comments are summarized as follows:

a

The Community Planning Division (D’ Ambrosi to Zhang, June 22, 2004) has stated that
the application is consistent with the 2002 General Plan development pattern policies for
the Developing Tier and isin conformance with the land use recommendations for
commercia development in the Bowie-Collington-Mitchellville and vicinity master plan
(1991).

The Transportation Planning Section (Jenkinsto Zhang, June 1, 2004) has concluded
that the subject plan isin conformance with the transportation-related conditions
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attached to the previous approvals, except for the access and on-site circulation concerns
asidentified by the transportation planner.

Comment: The applicant has revised the SDP to fully address the access and on-site
circulation concerns raised by the transportation planner.

In a separate memorandum (Shaffer to Zhang, June 25, 2004) on specific design plan
review for master plan trail compliance, the Transportation Planning Section requires
several sidewalk improvementsin order to facilitate pedestrian movement within and
around the proposed shopping center. Those sidewalk requirements have been worded as
conditions in the recommendation section of this report.

The Environmental Planning Section, in a memorandum (Shirley to Zhang, December 28,
2004), has recommended approval of this Specific Design Plan and TCPI1/58/04 subject
to three conditions. These conditions of approval for the SDP have been incorporated into
the recommendation section of this report.

The Subdivision Section (Chellisto Zhang, June 1, 2004) has indicated that the property
is subject to final plat NLP144@17 and requires the information regarding conveyance of
Parcel V, which isthe dedicated site frontage along Annapolis Road, be provided on the
site plan. The plan has been subsequently revised to explain the disposition of Parcel V.

The Permit Review Section (Jessee to Zhang, May 26, 2004) has made seven comments
on the subject SDP regarding the plan’s compliance with the Zoning Ordinance and the
Landscape Manual. The following comments warrant discussion:

1 A car wash isnot alisted usein the L-A-C Zone. Per Section 27-515(6) of the
Zoning Ordinance, all usesnot listed are prohibited. Therefore, a car wash
isaprohibited usein the L-A-C Zone.

Comment: Pursuant to the permitted uses list table of L-A-C Zone in Section 27-515(b),
agas station is a permitted use. Section 27-107.01(99) defines a gas station asincluding
certain accessory uses, including but not limited to, washing and polishing of vehicles
and sale of automotive washing and polishing materials. Aslong as the proposed car
wash is accessory to the proposed gas station, it is a permitted usein the L-A-C Zone. In
aletter dated October 25, 2004 (Haller to Chaisson), the applicant indicated that the
proposed car wash will be operated as an accessory use to the gas station, and thusitis
permitted in thisretail shopping center.

7. Section 27-613 (g) of the Zoning Ordinance states that in Comprehensive
Design Zonesthe Planning Board shall, as a guide, consider on-site sign
regulationsin the Commercial and Industrial Zones. Using the Commercial
and Industrial Zoneregulations, the CV S building would be allowed a
maximum 267 squar e feet of signage. The applicant is proposing 403 square
feet of signage on the CV S building.

Comment: There are no specific signage requirements in the Comprehensive Design
Zone that regulate the face area and design of the signs. However, Section 27-613 of the
Zoning Ordinance does recommend that the Planning Board use the sign regulationsin
the commercia zone as aguide.
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The applicant is proposing approximately 403 square feet of building-mounted signs on
the CV S pharmacy building, which islocated at the corner of Annapolis Road (MD 450)
and Highbridge Road. Signage shown on the elevation facing Annapolis Road cannot be
visible from Highbridge Road. The proposed 403 square feet isthe total of the sign face
areas on all facades of the CV S building. Per the applicant’ s statement of justification,
none of the facades have signage in excess of 190 square feet. In the commercia zone
per Section 27-613(c), a maximum 400 sguare feet of building-mounted signageis
permitted. Given the importance of the CV S building in the shopping center as a major
anchor and its prominent location at the major intersection, the Urban Design Section
believes that the proposed 403 square feet of building-mounted signs are appropriate in
size, type and design as long as the two largest primary identification signs on the
southern and western elevations are identical so that none of the individual signsis
larger than 190 square feet. In addition, both the western and southern elevations should
be treated in a similar way in terms of design sophistication and decoration because of
the building’ s visibility from both roadways. A condition of approva has been proposed
in the recommendation section of this report to require that the two primary
identification signs on the two elevations be identical and the two €elevations be treated
inasimilar way in terms of design, materia and color.

The Department of Environmental Resources (Guzman to Zhang, June 1, 2004) has
stated that the site is within the boundary of the City of Bowie and stormwater
management approval by the City of Bowieisrequired.

Comment: On June 7, 2004, the Department of Public Works, City of Bowie, approved
a stormwater management concept plan for the subject site. The approval
(No. 01-0404-280NE12) will be valid through June 7, 2007.

The planning staff of the City of Bowie has recommended approval of this SDP subject
to several conditions. At the time the staff report was written, the Urban Design Section
had not received the final decision of the City of Bowie. The City Council’ s resolution on
this SDP will be presented to the Planning Board at the public hearing for this case.

The State Highway Administration (SHA) (Bailey to Zhang, May 17, 2004) has stated
that SHA has no objection to Specific Design Plan SDP-9002/02 approval and indicated
that direct access onto Annapolis Road (MD 450) is not necessary or essential for this
development.

Comment: The access to the subject site has been provided on both Highbridge Road
and Gothic Lane as shown on the SDP. No direct access onto Annapolis Road (MD 450)
has been proposed on the plans.

The Department of Parks and Recreation (DPR) (Asan to Zhang, October 7, 2004) has
offered no comments on this application.

The Washington Suburban Sanitary Commission (WSSC) (Thacker to Zhang, June 1,
2004) has suggested the project engineer contact the Regulatory Service of WSSC for
more information and recommended one revision to the plan to remove flowering trees
that may impact the proposed sewer line.

Comment: The project engineer has contacted the Regulatory Service of WSSC. The
flowering trees that may impact the proposed sewer line have been removed.
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The Historic Preservation and Public Facilities Planning Section (Harrell and 1zzo to
Zhang, June 16, 2004) has reviewed the subject SDP for adequacy of public facilities and
found that the existing fire engine and ladder truck service are one minute and 0.3 minute
beyond their respective response time guidelines. In order to alleviate the negative impact
on fire and rescue services due to the inadequate services listed, the planners recommend
one condition that has been incorporated into the recommendation section of this report.

The planners also have reviewed the existing police facilities and concluded that the
police facility will adequately serve the population generated by the proposed
development.

The Department of Public Works and Transportation (DPW&T) of Prince George's
County had not responded to the referral request at the time the staff report was written.

RECOMMENDATION

Based upon the foregoing evaluation, analysis and findings, the Urban Design staff recommends
that the Planning Board adopt the findings of this report and APPROV E Specific Design Plan
SDP-9002/02 for The Shoppes at Highbridge and Type Il Tree Conservation Plan TCPI1/58/04, subject to
the following conditions:

1. Prior to certificate approval of this Specific Design Plan, the applicant shall

a

Revise the landscape plan to show plant units equal to or better than the minimum
required by 4.3(a), unless evidence has been provided that a departure from the plant
units has been approved by the City of Bowie.

Delete any reference to Section 4.2 bufferyard and the respective schedule from the
landscape plan

Delete any reference to Section 4.7 bufferyard and the respective schedule from the
landscape plan

Revise the western and southern elevations of the CV'S building to be reviewed and
approved by the Urban Design Section as the designee of the Planning Board.

Provide a note on the above-mentioned elevations that the primary identification signs on
both elevations are identical in design, materials, sign face area, and method of
illumination.

Provide a standard sidewalk along the subject site' s entire frontage of Gothic Lane,
unless modified by DPW&T.

Provide a crosswalk across the service road east of Village Shoppes C connecting the two
handicap ramps.

Have the Departure from Design Standards application for universal size parking spaces
approved by the City of Bowie.

Provide a pedestrian path between the future building and the C-store; and between the
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C-store and the bio-retention area.

Provide a cut sheet of the proposed bike rack on the detailed sheet to match the proposed
benches, trash receptacles, and other site amenities. The location of bike racks shall be
shown on the site plan.

Submit alighting plan for the entire shopping center to be reviewed and approved by the
Urban Design Section as the designee of the Planning Board.

Provide evidence that an agreement between the applicant and the Highbridge
Community Association regarding provision of additional facilities/or fund has been
reached.

Provide height information of the proposed screening wall.

Prior to the certification of the Type |l Tree Conservation Plan, TCPI1/58/04, the applicant shall:

Show the existing tree line on the southwest portion of the site.

Show the proposed grading and limits of disturbance.

Show the location of all existing and proposed utilities and their easements.
Show the location of the proposed screening wall.

Substitute the required number of 900 seedlings for at least 450 one-inch caliper treesin
the reforestation area.

Provide the standard TCPII notes on one of the three plan sheets, not two.

Provide optional TCPII notes #4-8 and “X” out or remove notes #6-8 because these notes
are not standard language used in Prince George's County.

Provide standard TCPII note #5 regarding proposed off-site mitigation.

Clarify the proposed location of tree protection fencing to be shown on the north property
linein relation to the 0.92 acre of off-site woodland.

Remove all six notes under the fencing detail and provide the current four notes.

Show the location of proposed reforestation signage on the plan and include a symbol in
the legend for this feature.

Add the three notes under the reforestation signage detail from the manual.

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

Prior to the issuance of any grading permit, the applicant shall:
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a Submit evidence that a conservation easement has been established on the Highbridge
Park HOA parcel to the north of the subject property. If this easement cannot be obtained,
TCPI1/58/04 shall be revised to show the entire woodland conservation requirement
being met off-site.

b. Submit a Letter of Authorization from the Maryland Department of the Environment
authorizing the filling of on-site wetland.

Prior to the issuance of any building permit, the applicant shall provide evidence that an
amendment to the original recorded Recreation Facilities Agreement has been approved by The
Maryland-National Capital Park and Planning Commission and subsequently has been executed
and recorded.

All buildings shall be fully sprinklered in accordance with the National Fire Protection
Association Standard 13 and all applicable county laws.

14 SDP-9002/02



