PGCPB No. 06-274 File No. CDP-0506

WHEREAS, the Prince George's County Planning Board is charged with the approval of

Comprehensive Design Plans pursuant to Part 8, Division 4 of the Zoning Ordinance of the Prince
George's County Code; and

WHEREAS, in consideration of evidence presented at a public hearing on December 7, 2006,

regarding Comprehensive Design Plan CDP-0506 for Locust Hill the Planning Board finds:

1.

Request: The CDP proposes approximately 552 single-family detached and attached units on
approximately 503.53 acresin the R-L Zone. Of the 503.53 acres, 68.56 acres are within the 100-
year flood plain.

Location: The subject property isin the R-L Zone and is located north and south of Oak Grove
Road, east of Church Road and east and west of Popes Creek Branch.

Surroundings. The siteis surrounded by vacant land to the north; by the Brock Hall Manor,
Brock Hall Gardens, and Rustic Ridge subdivisions to the south; by vacant land and large lot
single-family detached dwellings to the east; by the Perrywood subdivision to the west and to the
northwest by an existing church and schooal.

Design Features. The proposed 552-1ot subdivision islocated both north and south of a
proposed-to-be realigned Oak Grove Road. The access points are lined up north to south on Oak
Grove Road, making well defined and safe traffic movements in and out of the subdivision. The
northern portion of the subdivision includes a combination of townhomes (called “ carriage lots”
in the application) and single-family detached lots north of what will be the realigned Oak Grove
Road. Development to its south is uniformly single-family, though the devel oper distinguishes
between three different types of single-family lots depending on lot size and width at the front
property line. Single-family detached unitsinclude “Estate Lots’ (18,700 square feet and larger,
with aminimum lot width of 110 feet at the front building restriction line), “ Executive Lots’
(11,050 square feet and larger with an 85 foot minimum lot width at the front building restriction
line), “Points Lots’ (7,400-9,999 square feet with a 65-foot minimum at the front building
restriction line). All estate lots measure 18,700 square feet or larger. The difference between the
regular estate and wide estate lots is the estate lots measure a minimum of 110 feet at the front
building restriction line, and wide estate |ots measure a minimum of 120 feet at that location. The
proposed number of each type of lot is as follows:
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Typeof Lot Number of Lots
Carriage L ots (townhomes) 90-110 (not to exceed 20 percent)
Point Lots 70-90
Executive Lots 200225
Wide Estate Lots 3040
Regular Estate Lots 70-90

Design of the subdivision is sensitive to wetlands, Patuxent Management Area, floodplain, a
perennial stream and other sensitive environmental features on the site, concentrating the lots on
double loaded streets. An area measuring approximately 66.70 acres is indicated to be donated to
an existing adjacent church and a second 8.76-acre property isindicated as potentially being
dedicated to a second church. Recreational facilities include a path or trail system through the
development and an alternate recreational facility isincluded in the central part of the
development. Stormwater management is handled by seven ponds dispersed throughout the site.

Previous Approvals: The property was zoned Residential-Suburban (R-L) by Zoning Ordinance
No. 19-2006 granting conditional approval to the Basic Plan for the property—A-9975. Final
approval by District Council will occur after receipt of awritten acceptance or rejection of the
land use classification and the conditions contained in the approval. The project is also the subject
of Stormwater Management Concept /case #47462-2005-00 dated May 9, 2006, and in effect

until May 9, 20009.
Development Data—L ocust Hill

Zone

Gross Tract Area

Areawithin the 100-year floodplain
Net tract area

Density Range (dwelling units per acre)

Residential-Limited (R-L)
503.53 Acres

68.56 Acres

434.97 Acres

1.18 Dwelling Units per acre

Public Benefit Features and Density I ncrement Factors: The Comprehensive Design Zone
encourages amenities and public facilities in conjunction with density increases. Section 27-
513(b) of the Prince George's County Zoning Ordinance provides the guidelines and criteriafor
calculating the density increases for the R-L Zone. The current Locust Hill application calculates
the base density as 469 units (1.0 X469.25 acres), then lists the following potential density

increase alowances:
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Amenity/public Size Allowance Calculation Resultant density
facility increment
Open space land 151.56 acres up to 25% 469 X .25= 117 units
(HOA) increase in units

Recreational 47.5 acres up to 10% 469 X .10= 46 units
development of increase in units

open space

(M-NCPPC park

property)

Public 66.70 acres up to 30% 469 X.30 = 140 units
facilities(existing increase in units

adjacent church

buffer)

Activity Centers 8.76 acres up to 10% 469 X .10= 46 units
(Church site increase in units

dedication)

The basic plan condition set forth by the Zoning Ordinance was for the density range to be
between 475 to 581 dwelling units per acre. The net CDZ areafor the subject tract is 434.97 acres
alowing for a base density of 469 units and a maximum of 703 units. Existing environmental
conditions and the applicant’ s design for the subdivision have resulted in the inclusion of only
552 units, 83 units above the base density, but 151 units below the maximum number of units
allowed.

Staff finds that in accordance with Section 27-513(b) (Regulations-Public Benefit Features and
Density Increment Factors) of the Zoning Ordinance that the density increment is earned and
appropriate. Please note, however, that the donation of a church site (8.76 acres) is not
appropriate in acalculation for density increment and therefore excluded. 1t will not, however,
affect the density of the proposed development as it had already earned in excess of the needed
density increment factors. Also, please note that open space, in order to be considered as abasis
for a public benefit feature and density increment, must be provided at aratio of at least 3.5 acres
per 100 dwelling units, or for the subject application, approximately 19 acres. The provision of
151.56 acres of HOA open space in this application meets and exceeds this requirement.

Findings Required by Section 27-521 of the Zoning Ordinance (Findings 8-16 below)
8. The Comprehensive Design Plan isin conformance with the approved Basic Plan.

Comment: Basic Plan A-9975 was approved subject to 18 conditions and 5 considerations. Each
relevant condition/condition is listed in bold face type below with staff’s comment following:

1 Total residential development shall belimited to no more than that which would
produce 5,229 daily vehicletrips, or 581 dwelling units. Because of extensive
environmental constraints, the final location of dwelling types should be decided at
thetime of Comprehensive Design Plan (“*CDP”) review.
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Staff comment: The proposed project requests 552 dwelling units, well within the requirements
of this condition. Thefinal location of the dwelling types has been specified on the
comprehensive design plan and if it is approved by the Planning Board will be decided at the time
of CDP review.

3. Development shall preserve the Patuxent River Primary Management Area (PMA)
to thefullest extent possible. Impactsto the PMA shall be minimized by limiting the
number of road crossings, by making all necessary road crossings per pendicular to
the streams, and by using existing road crossings to the extent possible.

Staff comment: In a memorandum dated November 17, 2006, the Environmental Planning
Section confirmed that the PMA was preserved by the project’s design to the fullest extent
possible and that impacts to the PMA had been minimized. Please see Finding 8(h) for amore
complete discussion.

4. Alignment of the master planned collector roadway (M C-600) shall be evaluated in
detail to deter mine the location that resultsin the preservation of the existing
natural resourcesto the fullest extent possible.

Staff comment: Alignment of the master planned collector roadway (M C-600) has been
evaluated in detail to determine the location that results in the preservation of the existing natural
resources to the fullest extent possible. Please see Finding 8 (h) for a more complete discussion.

5. Natural Resources Inventory (NRI), signed by appropriate staff, shall be submitted
with the CDP. All subsequent plan submittals shall clearly show the PM A as shown
on the signed NRI.

Staff comment: A signed NRI was submitted with the CDP. That all subsequent plan submittals
will clearly show the PMA as shown on the signed NRI is ensured by a recommended condition
below.

6. A protocol for surveying the locations of all rare, threatened and endanger ed species
within the subject property shall be obtained from the Maryland Department of
Natural Resourcesprior to acceptance of the CDP and this protocol shall be part of
the submittal package. The completed surveysand required reportsshall be
submitted as part of any application for preliminary plans.

Staff comment: A protocol, found acceptable by the Environmental Planning Section was
submitted with the subject application package.

7. The Woodland Conservation Threshold (WCT) shall be 25 percent. TheWCT
requirements shall be met on-site. The Typel Tree Conservation Plan required
with the CDP application shall focus on the creation of contiguous woodland.
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Priority areasfor tree preservation shall be concentrated in areaswithin the
framework of the approved Green Infrastructure Master Plan. No woodland
conservation shall be provided on any residential lot.

Staff comment: The WCT is 25 percent and is met on-site. Therequired Typel Tree
Conservation Plan was submitted and focused on the creation of contiguous woodland. Priority
areas for tree preservation were concentrated in within the framework of the approved Green
Infrastructure Master Plan and no woodland conservation was provided on any residentia lot.
Please see Finding 8 (h) for additional discussion of compliance with this condition.

8. Woodland cleared within the PMA’s Preservation Area shall be mitigated on-site at
aratioof 1:1 for all impacts associated with development of the subject parcels.
Woodland cleared within the PM A for the construction of the master planned
roadway shall be mitigated in conformance with the standards of the Woodland
Conservation Ordinance. Thisnote shall also be placed on all tree conservation
plans.

Staff comment: Woodland cleared within the PMA’s Preservation Area has been mitigated on-
siteat aratio of 1:1 for all impacts associated with devel opment of the subject parcels and
woodland cleared within the PMA for the construction of the master planned roadway has been
mitigated in conformance with the standards of the Woodland Conservation Ordinance. The
placing of the required note on all tree conservation plansis ensured by a recommended condition
below.

0. A Marlboro Clay geotechnical report that identifiesthe location and elevation of the
Marlboro Clay layer throughout the site shall be submitted as part of the CDP
application package.

Staff comment: Such report was submitted as part of the CDP application. Please see Finding 8
(h) for amore detailed discussion of the geotechnical report.

12. No residential lots shall belocated within 150 feet of the centerline of the CSX
Railroad tracks.

Staff comment: No residential lots are indicated to be located within 150 feet of the centerline of
the CSX Railroad tracks on the submitted Comprehensive Design Plan.

14. The Applicant and its heirs, successors, and/or assignees shall provide the following
trail facilities:

a. Construct the 8-foot wide master plan hiker-biker trail along the subject
property’sportion of the Collington Branch Stream Valley and 6-foot-wide
feeder trailsto the development podsin Locust Hill. Trail alignments shall
be determined by the Department of Parks and Recreation of the M-
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NCPPC.

b. Construct the 8-foot wide master plan hiker-biker trail (extension from Oak
Creek development) along the Black Branch stream valley and 6-foot wide
feeder trailstothe development podsin Locust Hill. Trail alignments shall
be determined by the Department of Parks and Recreation.

C. Construct a Class| master plan trail (or side path) along the subject
property’s entire frontage of both Oak Grove Road and Church Road.

Staff comment: In reference to the above condition, the trails planner offered the following in his
comments dated November 6, 2006:

Staff recognizes that extensive discussion will be necessary between the Environmental Planning
Section, DPR, and the applicant to ensure that trails do not impact the environmental buffers,
stream valley corridors, water quality, and identified rare, threatened, and endangered species. A
more detailed analysis of the master plan trails and the internal trail network will be completed at
the time that specific design plans are reviewed for the site. Connections between neighborhoods
will be a priority, in addition to the connections to the master plan trails. The sidewalk system
will also be anintegral part of the pedestrian network, and will be analyzed in more detail at later
phases of review.

Five conditions were suggested by the trails planner in order to ensure compliance with Condition
14. Such conditions are included in the recommendation section of this report.

14. The Applicant shall submit for DPR’s approval, prior to thetime of CDP
approval, appropriate covenantsthat shall be recorded in the County Land
Records at final plat for both the L ocust Hill and Willowbrook properties.
The covenantsareto ensurethat residents within both the L ocust Hill and
Willowbr ook communities will have equal accessto member ship in and use
of open space and recreational facilitiesin both developments.

Staff comment: Such covenants have been submitted to DPR for approval.

15. At thetime of CDP and Preliminary Plan of Subdivision submissions, the
Applicant or its heirs, successors, and/or assignees shall provide a traffic
study that analysesthe following inter sections:

US301/MD 725

US 301/Village Drive

US301/L eeland Road

US 301/Trade Zone Avenue

L eeland Road/Safeway Access
Oak Grove Road/Church Road
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. Oak Grove Road/MD 193

. MD 202/MD 193

. Link of Leeland Road-Oak Grove Road, between US 301 and MD
202.

Applicant will berequired to show that these transportation facilitieswill be
adequateto carry the anticipated traffic generated by the development
based on the maximum proposed density.

Staff comment: A traffic study, meeting the above requirements was submitted together with the
subject comprehensive design application.

17.

All stream and wetland mitigation for impactsto environmentally regulated site
features shall be provided within the Collington Branch water shed, or, if mitigation
sites cannot be found, within the Wester n Branch water shed.

Staff comment: All mitigation for the project’s impactsis to be within the Collington and
Western Branch watersheds. Please see Finding 8 (h) for further discussion.

Considerations:

2.

At the time of CDP review, specific acreage of parkland dedications shall be
determined. Such dedication should include the Collington Branch and Black
Branch stream valleys and 10 acr es of developable land for active recreation as
provided in the January 27, 2006 memor andum from the Department of Parks and
Recreation. (Exhibit 10(a). Thisarea should include an approximately 1.7 acre
parcel of land from the Willowbr ook project area which was not previously
committed for parkland dedication. The conditions of conveyance shall be
determined by appropriate staff of M-NCPPC.

Staff comment: The applicant proposed dedication of 48 acres of parkland includes the
Collington and Black Branch stream valleys and 8.5 acres of developable land for active
recreation. This areaincludes a 1.7+ parcel of land from the Willowbrook project, which was not
previoudly identified for parkland dedication.

3.

At thetime of CDP review the Applicant shall addressits plan to grade a 10-acre
developable portion of the dedicated parkland (including an approximately 1.7-acre
parcel of land from the adjacent Willowbr ook project area which was not
previously committed for parkland dedication) on the northeast corner of the
property next to the Pennsylvania Railroad right-of-way to accommodate ball fields
and a parking lot. The parkland shall have direct frontage on proposed Oak Grove
Road.

Staff comment: The applicant’s proposed dedication of 8.5 acres of devel opable parkland and
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construction of recreational facilities on dedicated parkland typical for a neighborhood park of
this size, such as ball fields, playground picnic areas and a parking lot. The list of recreational
facilities should be determined at the time of approval of the preliminary plan of subdivision.

4, At thetime of CDP review the Applicant shall provide adequate, private
recreational facilitiesto meet the future subdivision requirementsfor the proposed
development. Theprivaterecreational facilities shall be constructed in accordance
with the standards outlined in the Parks and Recreation Facilities Guidelines.

Staff comment: Adequate, private recreational facilities are indicated on the plans. That these
facilities will be constructed in accordance with the standards outlined in the Park and Recreation
Facilities Guidelines is ensured by arecommended condition below.

5. The applicant shall obtain approval from the Planning Board for any transfer of
recreation facilities/fundsto be used at the Willowbrook property at time of CDP
approval.

Staff comment: If applicant gains approval of its recreation plan as presented, facilities would be
shared and implicit approval of such transfer would be given.

0. The proposed plan would result in a development with a better environment than
could be achieved under other regulations;

Staff comment: The proposed design of the subdivision offers a better environment than could be
achieved under other regulations by preserving natural features of the site, reinforcing
neighborhood integrity by providing higher density (townhouses and the smaller single-family
detached lots) near the two entrances from Oak Grove Road, and clustering various hosing types
in distinct individual neighborhoods.

10. Approval iswarranted by theway in which the Comprehensive Design Plan
includes design elements, facilities, and amenities, and satisfiesthe needs of the
residents, employees or guests of the project;

Staff comment: Approval iswarranted because the submitted comprehensive design application
includes a design based on the considerations mentioned in Finding 9(2) above together with four
open play areas, acommunity center including a pool, and hiker/biker trails that should satisfy the
needs of residents, employees or guests of the project.

11. The proposed development will be compatible with existing land use, zoning, and
facilitiesin theimmediate surroundings;

Staff comment: A buffer has been maintained at the periphery of the development by a
combination of land to be donated to M-NCPPC for parks, and to an existing adjacent church, for
aproposed new church. Such buffer provides a reasonable transition from the proposed site to
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the adjacent land uses as well as protects proposed residents of the project from off site impacts.
In short, the proposed development will be compatible with existing land use, zoning, and
facilities in the immediate surroundings.

12. Land uses and facilities covered by the Comprehensive Design Plan will be
compatible with each other in relation to:

(A) Amounts of building coverage and open space;
(B) Building setbacksfrom streets and abutting land uses; and
(C) Circulation access points,

Staff comment: Building coverage and open space are well distributed throughout the
development so that environmental features are protected and resulting land use patterns are
internally compatible. Building setbacks are established so that the land uses and facilities
covered by the comprehensive design plan are compatible. The highest residential density is
concentrated in the area north of Oak Grove Road, minimizing the amount of unnecessary travel
through the larger, southern portion of the subdivision. Organizing the various types of
residential uses into compact neighborhoods makes the land uses and facilities identified on the
comprehensive design plan more internally compatible.

13. Each staged unit of the development (aswell asthetotal development) can exist asa
unit capable of sustaining an environment of continuing quality and stability;

Staff comment: The applicant has posited a devel opment schedul e that involves construction in
phases of approximately 200 homes per year. It is expected that Oak Grove Road will be
realigned through the property first to provide convenient vehicular accessto lots. Then,
construction of unitswill begin, again at arate of approximately 100 homes per year from the
northern to the southern end of the property.

Applicant has asked for some flexibility in both the development schedule and staging plan, but
committed to sustaining an environment of continuing quality and stability throughout the
devel opment process.

14. The staging of development will not be an unreasonable burden on available public
facilities.

Staff comment: In a memorandum dated June 9, 2006, the Public Facilities Planning Section
evaluates fire and rescue and police facilities in the vicinity of the subject site and concludes that
the staging of the development will not pose an unreasonable burden on available public
facilities.

15. The Plan incor porates the applicable design guidelines set forth in Section 27-274 of
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Part 3, Division 9, of this Subtitle, and where townhouses are proposed in the Plan,
with the exception of the V-L and V-M Zones, the requirements set forth in Section
27-433(d); and

Staff comment: Staff has reviewed the subject project against the requirements of Section 27-274
(Design Guidelines) of the Zoning Ordinance and Section 27-433(d) regarding townhouses and
found it to be substantially in compliance.

16. The Plan isin conformance with an approved Tree Conservation Plan.

Staff comment: 1n a memorandum dated November 16, 2006, the Environmental
Planning Section analyzed the plan and the submitted Type | Tree Conservation Plan
TCPI/24/06 and recommended approval, subject to conditions. If the tree conservation
and comprehensive design plan are approved as recommended in said memorandum, then
it may be said that the subject plan isin conformance with an approved tree conservation
plan.

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

Historic Preservation and Archeology—In ajoint memorandum dated June 23, 2006, the
Historic Preservation Section and staff archeologist stated that the property is adjacent to St.
Barnabas' Church and Cemetery, Leeland (Historic Site 79-059). Further, they stated that St.
Barnabas' Church and Cemetery, Leeland has been listed as an historic site in the Historic Stes
and Districts Plan 1981and 1992. Lastly, they stated that Church Road is a designated historic
road. Further, they made the following findings:

1 Because the devel oping property was almost certainly part of the Bowieville plantation
during the antebellum period, documentary and archeological investigation was required
to determine whether there exists physical evidence of dlave dwellings or burials, or other
significant archeological resources. Bowieville was constructed by Mary Bowie ca.
1819-1820. When she died in 1825, her children inherited the property. 1n 1846,
Bowieville was sold to William J. Berry, one of the county’ s wealthiest planters. The
Berrys were among the largest landownersin Prince George' s County. The Bowieville
land included some 850 acresin the early and mid-19" century. The subject property is
approximately %2 mile to the south of Bowieville Mansion, and it ailmost certainly was
once part of the Bowieville holdings.

2. Collington Branch and Black Branch, which runsinto Collington Branch, are located on
the property. Numerous prehistoric archeological sites have been found in similar
settings, including along Collington Branch.

3. In accordance with Subtitle 24-104, Section 24-121 (18), and 24-135.01, the subject
property was the subject of a Phase | archeological investigation to identify any
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archeological sites that may be significant to the understanding of the history of human
settlement in Prince George' s County, including the possible existence of slave quarters
and slave graves, as well as archeological evidence of the presence of Native American
peoples. Potential archeological sites must be considered in the review of devel opment
applications, and potential means for preservation of these resources should be
considered. Completion of the Phase | archeological investigation will be required prior
to the approval of the CDP.

A draft Phase | archeological investigations report, Phase 1B Archaeol ogical Survey of
the Locust Hill Property in Prince George' s County, Maryland, was received in the
Historic Preservation office (May 22, 2006). The report documents the Phase |
archeological investigations on the subject property, and is under review. In addition to
the archeological excavations and walkover of the property, a ground-penetrating radar
study was completed in an areato the east of St. Barnabas' Church-Leeland structure and
graveyard. Three anomalies were identified that may be indicators of graves. No
construction is planned for this area, however, according to the report.

The Subregion VI Master Plan also states that the design of public facilitiesin the
vicinity of historic resources should be sensitive to their historic character. The widening
of roads and choice of street trees are examples of design elements that either can
reinforce or change the character of an area. Oak Grove Road is an historic road between
Leeland Road and MD 202, it came into use in the first decade of the eighteenth center,
before 1739 and is part of the road described in the 1828 Road Survey as#3:7. The Plan
proposes to provide access from the proposed development to a new Master Plan
Collector Road and not widen the existing road.

The Historic Preservation Planning Section then concluded that because the subject
property shares a property boundary with the St. Barnabas Church and Cemetery
Environmental Setting, the Landscape Manual requires that a 50-foot building setback
and a 40-foot tree buffer be retained or planted on the developing property wherever it
adjoins aHistoric Site. The 65 acre buffer area appears to meet this requirement.

Based on their above findings and conclusions, the Historic Preservation Section and
staff archeologist made several recommendations that have been included in the
recommended conditions below.

Community Planning—In a memorandum dated June 22, 2006, the Community Planning
Division stated that the application is consistent with the 2002 General Plan Development Pattern
policies for the Developing Tier and is in conformance with the land use recommendations of the

Approved Subregion VI Study Area Master Plan and Sectional Map Amendment (1994).

Resear ch—The Research Section has verbally informed staff that they would have no comment
on the subject project.
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Transportation—In amemorandum dated November 3, 2006, the Transportation Planning
Section stated the following:

On October 31, 2006, the District Council heard oral arguments for Basic Plan for Locust Hill
under ZMA A-9975. The application was approved by the Council; however, as of thiswriting,
the Council’s Final Order has not been released, hence the conditions of approval are not known
at thistime.

On March 9, 2006, The Planning Board approved the rezoning application for the subject
property (PGCPB No. 06-61 File No.A-9975) with 26 conditions, included the following
pertaining to transportation:

22. At the time of the submission of a Comprehensive Design Plan/Preliminary Plan of
Subdivision, the applicant (his heirs, successors and/or assignees) shall provide atraffic
study that analyzes the following intersections:

US301/MD 725

US 301/Village Drive

US 301/Leeland Road

US 301/Trade Zone Avenue

L eeland Road/Safeway Access

Oak Grove Road/Church Road

Oak Grove Road/MD 193

MD 202/MD 193

Link of Leeland Road-Oak Grove Road, between US 301 and MD 202.

TRAFFIC STUDY ANALYSIS

On May 12, 2006, staff received atraffic study in support of the Comprehensive Design Plan
phase of the subject property. Given the close proximity of the subject property to the
Willowbrook property (CDP and preliminary plan applications pending), and the fact that both
properties share a common ownership, all of the analyses presented in the traffic impact studies
(original and revised) are based on the traffic generated by both the subject application and the
proposed Willowbrook applications (CDP and Preliminary Plan). The analyses and findings
presented in this memorandum are generally similar (with minor differences) for each site. The
study identified the following link and intersections as the ones on which the proposed
development would have the most impact:
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EXISTING CONDITIONS

Intersection/Link (LOS/CLV) AM (LOS/CLV) PM

Leeland Road (Church Road to US 301) 0.10-v/cratio 0.08-v/c ratio
US 301/Trade Zone Avenue D/1330 E/1533
US 301/Leeland Road C/1216 D/1347
US 301/ Village Drive B/1096 D/1304
US 301/MD 725 D/1404 D/1357
MD 202/MD 193 D/1364 B/1077
MD 193/Oak Grove Road (Roundabout) A/8.2 secs. A/5.1 secs.
Oak Grove Road/Whistling Duck Drive ** C/15.2 secs. B/12.2 secs.
Oak Grove Road/Church Road ** C/16.2 secs. B/10.6 secs.
L eeland Road/Safeway Access ** B/12.3 secs. B/11.3 secs.

** Unsignalized intersections are analyzed using the Highway Capacity Software. The results show the
level-of-service and the intersection delay measured in seconds/vehicle. A level-of-service “E” which

is deemed acceptable corresponds to a maximum delay of 45 seconds/car. For signalized intersections,
aCLV of 1450 or less is deemed acceptable as per the Guidelines.

The study cited 17 approved background developments that collectively, will impact the above
intersections and link during the morning and evening peak hours. An analysis of the background
developments was done based on a four-year (2010) build-out. Those analyses yielded the following

results:
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BACKGROUND CONDITIONS

Intersection/Link (LOS/CLV) AM (LOS/CLV) PM
Leeland Road (Church Road to US 301) 0.30 —v/cratio 0.31—v/cratio
US 301/ Trade Zone Avenue. F/2196 F/2665
US 301/Leeland Road F/2186 F/2359
US 301/Village Drive F/1715 F/2057
US 301/MD 725 F/2214 F/2170
MD 202/MD 193 F/1753 E/1490
MD 193/0ak Grove Road (Roundabout) E/72.4 secs. A/7.9 secs.
Oak Grove Road/Whistling Duck Drive ** F/58.9 secs. D/29.0 secs.
Oak Grove Road/Church Road ** F/149.3 secs. F/156.6 secs.
Leeland Road/Safeway Access ** F/66.4 secs. F/62.0 secs.
**Unsignalized intersections are analyzed using the Highway Capacity Software. The results show the
level-of-service and the intersection delay measured in seconds/vehicle. A level-of-service “E” which
is deemed acceptable corresponds to a maximum delay of 45 seconds/car. For signalized intersections,
aCLV of 1450 or less is deemed acceptable as per the Guidelines.

Using the “ Guidelines For The Analysis Of The Traffic Impact Of Development Proposals,” the study has
indicated that the proposed development (550) dwelling units) will be adding 413 (83 in, and 330 out)
AM peak-hour trips and 495 (322 in, 173 out) PM peak-hour trips at the time of full buildout.

The traffic study also included projected traffic from the proposed Willowbrook Preliminary Plan. There
are 850 dwelling units being proposed generating 626 (125 in and 501 out) AM peak-hour trips and 743
(483 in, 260 out) PM peak-hour trips at the time of full buildout. Aswas the case for the background
analyses, the study assumed full buildout up to the year 2010. Applying a growth rate of 3 percent per
year for through traffic dong US 301, and combining the site-generated traffic along with background
developments, the following results were determined:
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TOTAL CONDITIONS (Without Improvements)

Intersection/Link (LOS/CLV) AM (LOS/CLV) PM

Leeland Road (Church Road to US 301) 0.43-v/cratio 0.47-v/cratio
US 301/Trade Zone Avenue F/2316 F/2780
US 301/Leeland Road F/2306 F/2663
US 301/Village Drive F/1749 F/2190
US 301/MD 725 F/2333 F/2294
MD 202/MD 193 F/1853 E/1587
MD 193/0ak Grove Road (Roundabout) E/132.6 secs. B/19.8 secs.
Oak Grove Road/Whistling Duck Drive ** F/153.3 secs. F/51.1 secs.
Oak Grove Road/Church Road ** F/419.1 secs. F/482.1 secs.
Leeland Road/Site Access “A” F/71.0 secs. F/82.3 secs.
Leeland Road/Site Access “B” F/93.3 secs. F/108.0 secs.
Leeland Road/Safeway Access ** F/201.8 secs. F/212.9 secs.

**|n analyzing unsignalized intersections, average vehicle delay for various movements through the
intersection is measured in seconds of vehicle delay. The numbers shown indicate the greatest average
delay for any movement within the intersection. According to the guidelines, an average vehicle delay
exceeding 50.0 seconds indicates inadequate traffic operations. Values shown as*+999” suggest that
the parameters are outside of the normal range of the procedure and should be interpreted as a severe

inadequacy

To provide adequate levels-of -service at the facilities mentioned above, the traffic study cited
improvements along US 301 between MD 214 and MD 725 which are described in the current
Prince George' s County Capital Improvement Program (CIP) FY 2006-2011 (Project
FD669161). Specifically, the CIP describes the improvements as “ providing a third through lane
north and south bound between MD 214 and MD 725 and further widening, as needed at Trade
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Zone Avenue, MD 214 and MD 725. Associated intersection improvements at Old Central
Avenue, Trade Zone Avenue, Leeland Road and Village Drive West aso will be undertaken.”

The improvements that have been identified in the applicant’ s traffic impact study as needed to
provide adequate levels of service for the 2010 build-out are as follows:

US 301/ Trade Zone Avenue

1. Construct an additional northbound left turn lane along US 301

2. Construct athird eastbound left turn lane along Trade Zone Avenue
3. Construct three additional southbound through lanes along US 301
4, Construct two additional northbound through lanes along US 301
US 301/Leeland Road

1. Construct two additional northbound through lanes along US 301.

2. Construct an additional eastbound left turn lane along Leeland Road
3. Construct two additional southbound through lanes along US 301.

US 301/Village Drive

1. Construct two additional northbound through lanes along US 301
2. Construct two additional southbound through lanes along US 301
US 301/MD 725

1. Construct an additional northbound through lane along US 301

2. Construct two additional southbound through lane along US 301
3. Construct an additional eastbound left turn lane along MD 725

4, Construct an additional westbound through lane along MD 725
5. Construct an exclusive westbound right turn lane along MD 725.

Citing these improvements (along US 301), the traffic study projected the following levels of
service:
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TOTAL CONDITIONS—BOTH DEVELOPMENTS (With CIP Improvements)
Intersections (All Signalized) (LOS/CLV) (LOSICLV)
AM PM

US 301/ Trade Zone Avenue C/1250 D/1370
US 30V/Leeland Road C/1290 D/1450
US 301/ Village Drive B/1077 D/1397
US301/MD 725 D/1439 D/1422
MD 202/MD 193 (Not part of US 301 CIP) D/1351 B/1053

Based on the results shown in the aforementioned table, all of the intersections along US 301
were shown to operate at adequate levels of service.

In addition to analyzing the projected levels of service for the intersections along US 301, the
traffic study also identified the overal cost of the CIP improvements, the capacity created as a
result of the improvements and the site’ s proportion of the capacity created by the improvements.
According to the applicant’ s traffic study, the total cost of the CIP improvements as used in the
analyses would be $31 million. The study also indicated that approximately 7 percent of the
capacity created by the CIP improvements would be needed for the proposed devel opments
(subject property + Locust Hill). The study concludes therefore that a reasonable fair share
contribution towards the CIP improvements would be $31,000,000.00 x 7 percent =
$2,170,000.00. The study also suggested that in lieu of actual payment of cash, the pro rata
payment should be applied to construction of improvements along the US 301 corridor, within the
limits of the CIP project.

Currently, there are no funded CIP or CTP improvements along the MD 202 or Leeland Road-
Oak Grove Road corridor. However, there are several intersections along these corridors that are
projected to operate beyond acceptable levels of service.

At the signalized intersection of MD 202 and MD 193, the applicant has proffered the following
improvements:

. Provide aleft turn, a shared left/through lane, and aright turn lane on the southbound
approach

. Provide a second left turn on the eastbound (towards Upper Marlboro) MD 202 approach
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The improvements proposed for the MD 202/MD 193 intersection would provide acceptable
levels of service.

All of the unsignalized intersections along Leeland Road-Oak Grove Road are projected to
operate with delays greater than 50 seconds. Since no specific improvements were proffered by
the applicant for these unsignalized intersections, staff will request that a signal warrant study be
donefor all of the unsignalized intersections along this corridor with the exception of the
roundabout at the intersection of MD 193 and Oak Grove Road.

STAFF REVIEW AND COMMENTS

Upon review of the applicant’ s traffic study (including revisions) staff does not totally concur
with itsfindings and conclusion. In addition to the planning staff, the May 12, 2006, study was
reviewed by two other agencies, the State Highway Administration (SHA) and the Department of
Public Works and Transportation (DPW&T). In a June 13, 2006, memorandum to staff (Issayans
to Burton), all of the comments expressed by Mr. Issayans—the county’s chief Traffic
Engineer—were confined to issues relating to Leeland Road-Oak Grove Road, a county-
maintained facility. While most of those issues are operational and engineering related, DPW& T
did indicate that the future access points of the property will operate with failing levels of service,
and should therefore conduct the appropriate signal warrant studies. Staff supports this request.

In several correspondences from SHA, including an October 4, 2006, memorandum to staff
(Foster to Winters), the SHA has indicated that the financial contribution ($2.17 million)
proposed by the applicant will not result in adequate levels of service along the US 301 corridor.
The memorandum recommended that improvements should be constructed along US 301,
between MD 214 and MD 725 (a similar recommendation was made during the Specific Design
Plan (SDP) phase of the Beech Tree devel opment).

Staff isin general support of SHA's position regarding the fact that the applicant’ s contribution
represents only 7 percent of the total cost of the improvements required to provide an acceptable
level of service. However, there is a provision in the CIP project that allows for developersto
make contributions towards the total cost of the CIP project. Previous actions by the Planning
Board have established precedents for the use of developer contributions in the case of Beechtree
(PGCPB 98-50) and other nearby subdivisions along the US 301 CIP project. To date, the
Beechtree, Buck Property and Karington developments have all been conditioned to provide
various improvements along US 301. The applicant provided staff with an exhibit that indicated
how the various sets of improvements could be coordinated. Staff and SHA are fully supportive
of this proposal.

TRANSPORTATION STAFF FINDINGS
1 The application isa CDP for aresidential development consisting of 550 single-family

dwelling units. For the purpose of determining adequacy, and given the fact that the
subject application shares a common ownership with the adjacent Willowbrook
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development, and the fact that both developments are in close proximity to each other,
the projected traffic from both developments are being combined. Willowbrook isa
residential development proposing 623 single-family and 227 town homes. The combined
developments (1,400 DU) would generate 1,039 AM (208 in, 831 out) and 1,238 PM
(805 in, 433 out) peak-hour vehicle trips as determined using “ Guidelines for the
Analysis of the Traffic Impact of Development Proposals.”

The traffic generated by the proposed devel opments would impact the following
intersections and links:

Link — Leeland Road — Church Road to US 301
US301/MD 725

US 301/Village Drive

US 301/Leeland Road

US 301/Trade Zone Avenue

MD 202/MD 193

Oak Grove Road/ MD 193

Oak Grove Road/Whistling Duck Drive

Oak Grove Road/Church Road

L eeland Road/Safeway Access

Four of the intersections (along US 301) identified in number 2 above are programmed
for improvement with 100 percent construction funding within the next six yearsin the
current (FY 2007-2012) Prince George' s County Capital Improvement Program (CIP).
While the CIP identifies this project as being fully funded, there is also a provision for
developer contributions should funding from the State of Maryland be delayed. This
applicant has proffered a contribution of $2,170,000.00 or $1,550/DU. To date the
following developments have made financial commitments towards the af orementioned
CIP improvements through Planning Board resolutions:
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Collington (Safeway) 4-97044 PB97-214(C) $456,000.00

Marlboro Square 4-96084 PB96-342 $30,880.00
M eadowbrook 4-89227 PB90-102 $106,948.31
Karington 4-04035 PB04-247(C) $725,094.25
Beechtree CDP-9706  PB98-50 $1,194,805.08

Buck Property 4-03100 PB04-21 $172,252.64
(Balmoral)

TOTAL $2,685,980.28

4, 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:

Linksand 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
intersectionsis 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
traffic controls) if deemed warranted by the appropriate operating agency.

5. The following intersections identified in number 2 above, when analyzed with the
programmed improvements in number 3 above and total future traffic as developed using
the Guidelines, were not found to be operating at LOS D or better:

. MD 193/MD 202

. MD 193/0Oak Grove Road

. Oak Grove Road/Whistling Duck Drive
. Oak Grove Road/Church Road

. Leeland Road/Safeway Access
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The applicant has agreed to provide the following improvements to the intersections, in
consideration of the findings in number 5 above:

At the signalized intersection of MD 202 and MD 193,

. Provide aleft turn, a shared | eft/through lane, and aright turn lane on the
southbound MD 193 approach

. Provide a second left turn on the eastbound (towards Upper Marlboro) approach
At the unsignalized intersection of Oak Grove and MD 193 (roundabout);

. Provide an exclusive right turn lane at the westbound Oak Grove Road approach
(towards MD 202)

The intersectionsidentified in Finding 6 above will both operate acceptably as aresult of
the improvements proffered by the applicants. All of the remaining unsignalized
intersections along Oak Grove Road-L eeland Road will operate with delays greater than
50 seconds in at least one movement. Consequently, those intersections will require
signal warrant analyses.

TRANSPORTATION STAFF CONCLUSIONS

The Transportation Planning Section concludes that the staging of development will not be an
unreasonable burden on available public facilities as required by Section 27-521 of the Prince
George's County Codeif the application is approved with the following conditions:

1

With the submission of each building permit, the applicant, his heirs, successors or
assignees shall pay to Prince George's County a fee calculated as $1,550/DU x (FHWA
Construction Cost Index at time of payment)/ (FHWA Construction Cost Index for 2nd
guarter, 1989) asits share of costs for improvementsto US 301 between MD 725 and
MD 214.

In lieu of the payment of feesrequired in Condition 1 above, and subject to approval by
the Department of Public Works & Transportation (DPW&T) and the State Highway
Administration (SHA), the applicant, his heirs, successors or assignees may be required
to construct athird northbound through lane on US 301 from a point just north of
Leeland Road to a point just north of Trade Zone Avenue. Additionally, the improvement
may include athird eastbound left turn lane along Leeland Road at its intersection with
US 301. Thetotal cost of these improvements, or other variation determined by SHA
shall not exceed an amount cal culated as $2,170,000.00 x (FHWA Construction Cost
Index at time of payment)/(FHWA Construction Cost Index for 2nd quarter, 1989).
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At the time of preliminary plan, the applicant shall be conditioned to dedicate al rights-
of-way for MC-600 (Leeland Road) as identified by the Planning Department.

Prior to the issuance of any building permit, the following improvements shall be in
place, under construction, bonded (or letter of credit given to the appropriate agency for
construction), 100 percent funded in a CIP/CTP or otherwise provided by the applicant,
his heirs, successors or assignees.

a Leeland Road
. Construct Leeland Road-Oak Grove Road to provide a minimum of two

lanes of the ultimate four-lane master plan alignment between US 301
and MD 193, in accordance with DPW& T standards.

b. MD 193/0ak Grove Road Intersection (roundabout)
. The applicant shall provide an exclusive right turn lane at the westbound
approach.
C. MD 202/MD 193 Intersection
. Provide aleft turn, a shared | eft/through lane, and aright turn lane on the

southbound MD 193 approach

. Provide a second left turn on the eastbound MD 202 (towards Upper
Marlboro) approach

Prior to the issuance of any building permit, the applicant shall conduct signal warrant
studies at the following intersections, and install said signal if deem to be warranted, or
provide an alternate improvement as deemed necessary by DPW&T,;

. L eeland Road/Safeway Access

. Leeland Road/ Site Access B

. Leeland Road/ Site Access A

. Oak Grove Road/ Church Road

. Oak Grove Road/Whistling Duck Drive.

Trails—In amemorandum dated November 6, 2006, the trails planner stated that the
Approved Subregion VI Master Plan is applicable to the portion of the subject sitethat is
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south of Oak Grove and Legland Roads and that north of Oak Grove and L egland Roads, the
subject siteisincluded in the Approved Bowie and Vicinity Master Plan.

Further, he stated that the Subregion VI Master Plan recommends a stream valley trail along
Callington Branch. The Department of Parks and Recreation (DPR) has had extensive
discussions and field visits with the applicant regarding the alignment of thistrail. Currently,
in the immediate vicinity of the subject site, it appearsthat the trail will be located along the
Callington Branch in both Locust Hill and the adjacent Willowbrook development. Thistrail
will ultimately connect to residential developments both to the north and south of Locust
Hill, including Karington and Beech Tree. Staff recommends that the stream valley trail be
provided through the subject site per the agreement/discussions between the applicant
and DPR. The ultimate trail alignment will be approved by DPR. Significant issues
remain to be resolved regarding the location of the trail, impacts to environmental
buffers, and the preservation of water quality and rare, threatened and endangered
species. Discussion will be necessary to resolve these outstanding issues.

The Bowie and Vicinity Master Plan also recommends a master plan trail along Black
Branch. Thetrail along Black Branch has also been approved through the Oak Creek
Club subdivision. Thetrail includes several stream crossings and various segments are
aong either the east or west side of the stream valley. The approved plan recommends
that this stream valley trail be extended to the southeast to the area including the northern
portion of Locust Hill. Staff recommends that this stream valley trail be constructed
aong the subject site’ s portion of the Black Branch Stream Valley. Thistrail should
either be within land dedicated to M-NCPPC, or within a public use easement on HOA
land. Similar discussion to those noted above will be required regarding the location of
thetrail.

The Bowie and Vicinity Master Plan designates both Oak Grove Road and Church Road
as master plan trail/bikeway corridors. Thetrail along Oak Grove Road is being
implemented through the Oak Creek Club subdivision (4-01032) as a side path along the
north side of Oak Grove Road (west of Church Road). The trail along Church Road is
being implemented as a side path along the east side of Church Road through Oak Creek
Club. Staff recommends that these improvements be continued on the subject site’s
frontages of Church Road and Oak Grove Road.

The approved Basic Plan addressed this issues and required the construction of the master
plan trails along the roads and adjacent to the stream valleys. Condition 15 of approved
Basic Plan A-9975 requires the following:

The applicant and the applicant’ s heirs, successors, and/or assignees shall provide the
following trail facilities:

a Construct the eight-foot-wide master plan hiker-biker trail along the
subject property’ s portion of the Collington Branch Stream Valley and
six-foot-wide feeder trails to the development pods in Locust Hill. Trail
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13.

alignments shall be determined by the Department of Parks and
Recreation.

b. Construct the eight-foot-wide master plan hiker/biker trail (extension
from Oak Creek development) along the Black Branch stream valley and
six-foot-wide feeder trails to the development pods in Locust Hill. Trail
alignments shall be determined by the Department of Parks and
Recreation.

C. Construct a Class | master plan trail (or side path) along the subject
property’ s entire frontage of both Oak Grove Road and Church Road.

Staff recognizes that extensive discussions will be necessary between the Environmental
Planning Section, DPR, and the applicant to ensure that trails do not impact the
environmental buffers, stream valley corridors, water quality, and identified rare,
threatened, and endangered species.

A more detailed analysis of the master plan trails and the internal trail network will be
completed at the time of SDP. Connections between neighborhoods will be a priority, in
addition to the connections to the master plan trails. The sidewalk system will also be an
integral part of the pedestrian network, and will be analyzed in more detail at later phases
of review.

In closing, the trails planner suggested that five conditions be attached to the approval.
Staff has incorporated them into the recommended conditions below.

Par ks—In a memorandum dated November 20, 2006, the Department of Parks and
Recreation offered the following comments regarding the listed requirements with respect
to the subject site:

Council Resolution No. CR-19-2006, Conditions 13 a, b, ¢, and 14 states:

The applicant and the applicant’ s heirs, successors, and/or assignees shall provide
following trail facilities:

a Construct the eight-foot wide master plan hiker-biker trails along the subject
property’ s portion of Collington Branch Stream Valley and six-foot-wide feeder
trails to the development podsin Locust Hill. Trail alignment shall be determined
by the Department of Parks and Recreation of the M-NCPPC.

b. Construct the eight-foot wide master plan hiker-biker trail (extension from Oak
Creek development) along the Black Branch stream valley and six-foot wide
feeder trails to the developments pods in Locust Hill. Trail alignments shall be
determined by the Department of Parks and Recreation.
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C. Construct a Class 1 master plan trail (or side path) along the subject property’s
entire frontage of both Oak Grove Road and Church Road.

Parks and Recreation’s Comments: The applicant shows the conceptual layout of the
master plan trails along the Collington Branch and Black Branch. The master plan trail
connection to the Beech Tree and to the Oak Creek Club developments will require stream
crossings and possible bridge construction. The master planned trail then crosses the
realigned Oak Grove Road and travels to the north side of the road to the future park. At
this point, it is unclear how the trail will cross the road. At the time Oak Grove Road
designed, a master plan trail crossing should be considered and designed to provide a safe
pedestrian crossing.

14. The applicant shall submit for DPR’ s approval, prior to the time of CDP approval,
appropriate covenants that shall be recorded in the County Land Records at fina
plat for both the Locust Hill and Willowbrook properties. The covenants are to
ensure that residents within both the Locust Hill and Willowbrook communities
will have equal access to membership in and use of open space and recreational
facilitiesin both developments.

Parks and Recreation’s Comments: DPR staff received the Declaration of Covenants on the
day of drafting this memorandum and has not had opportunity to review it. This document
had been recommended to ensure that the residents within both the Locust Hill and
Willowbrook communities would have equal access to membership in and use of (Home
Owners Association) open space and (Home Owners Association) recreational facilitiesin
both developments. Since 1980, the Department of Parks and Recreation has only been
involved in review of documents and agreements related to public parkland. While we will
be happy to assist the Planning Department staff in review of the above-mentioned
document related to the private recreational facilities, we believe that “ Declaration of
Covenant” should be reviewed and approved by the Planning Department staff. We have
had no involvement with Home Owners Association or any related issues or agreements.

Council Resolution No. CR-19-2006, Consideration 1,2,3 and 4 states:

1. A detailed analysis of parkland, master plan trails, internal trail networks, sidewalks, and
neighborhood connector trails should be completed at the time of Specific Design Plan
review.

Department of Parks and Recreation’s Comments. The applicant shows a concept plan for the
trails network.

2. At the time of CDP-review, specific acreage of parkland dedications shall be determined.
Such dedicated should include the Collington Branch and Black Branch stream valleys
and 10 acres of developable land for active recreation as provided in January 27, 2006,
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memo from the Department of Parks and Recreation (DPR). (Exhibit 30(a)) This area
includes a 1.7+/- acre parcel of land from Willowbrook project, which was not previously
committed for parkland dedication. The conditions of conveyance shall be determined by
appropriate staff of M-NCPPC.

Department of Parks and Recreation’s Comments: The applicant proposed dedication of 48
acres of parkland, includesthe Collington Branch and Black Branch stream valleysand 8.5
acres of developableland for activerecreation. Thisareaincludesal.7+/- acre parcel of land
from the Willowbrook project, which was not previously identified for parkland dedication.

At the time of CDP review, the applicant shall address its plan to grade a 10-acre
developable portion of the dedicated parkland (including 1.7+ acre parcel of land from
Willowbrook project areawhich was not previously committed for parkland dedication) on
the northeast corner of the property next to Railroad R-O-W to accommodate ball fieldsand
parking lot. The parkland shall have a direct frontage on proposed Oak Grove Road.

Department of Parks and Recreation’s Comments: The applicant’s proposed dedication of
8.5 acres of developable parkland and construction of recreational facilities on dedicated
parkland typical for a neighborhood park of this size, such as ball fields, playground,
picnic areas, and a parking lot. The list of recreational facilities should be determined at
the time of the approval of the preliminary plan of subdivision.

At the time of CDP review, the applicant shall provide adequate, private recreational
facilities to meet the future subdivision requirements for the proposed development. The
private recreational facilities shall be constructed in accordance with the standards outlined
in the Parks and Recreation Facilities Guidelines.

Department of Parks and Recreation’s Comments: The applicant should allocate
appropriate and devel opable areas for the private recreational facilities on Home Owners
Association (HOA) open space land. The private recreational facilities should be
reviewed by the Urban Design Review Section of the DRD for adequacy and property
siting. The private recreational package shall be approved by Planning Board at the time
of CDP.

The subject property includes a 20-foot-wide access easement north of existing Leeland
Road providing access to the Parcel 6 (13.7 acres) and another Parcel 2 to the north. In
addition, the existing driveway is not built on the easement, which further increase
impact on proposed parkland. This driveway crosses proposed parkland and may
negatively impact the master plan trail and park construction. In addition, DPR staff has
concerns about possible subdivision of the two mentioned parcels, and associated
increases in traffic through the parkland, which would create a safety hazard. The
applicant attempted to contact the owners of the parcelsin order to relocate the easement
or provide alternative access but unsuccessfully. DPR staff believes that the applicant
should continue the effort to addressing these issues and after rel ocate access to a new
driveway that minimizes impacts to the planned park.
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CONCLUSION

The Department of Parks and Recreation staff finds that submitted Comprehensive
Design Plan in general conformance with the conditions and recommendations of the
Basic Plan A-9975 application as related to parks and recreation, Bowie and Vicinity
Master Plan and current zoning and subdivision regulations as they pertain to public
parks and recreation in the planned community.

Urban Design Comment: The Department of Parks and Recreation has recommended
that the project be approved, subject to ten conditions that have been included in the
recommendation section of this report.

Public Facilities—In a memorandum dated June 9, 2006, the Historic Preservation and

Public Facilities Planning Section stated that the subject project is within the required 7-
minute response time for fire and rescue facilities and that adequate police facilities will

be available. Therefore, existing facilities are adequate to serve the proposed use.

Environmental Planning—(Please note that the Environmental Planning Section’s
reference to conditions of the Basic Plan differs from those utilized el sawhere in the staff
report because they based their comments on the Planning Board' s approval and the
numbering shifted due to changes to the approval as it was considered by District
Council.)

In amemorandum dated November 16, 2006, the Environmental Planning Section
offered the following:

Background

The Environmental Planning Section has previously reviewed arezoning application (A-
9975) for this site from the R-A and R-E Zones to the R-L Zone, which was approved
with conditions by the Planning Board on March 9, 2006; however, a decision by the
District Council ispending. The siteis currently under review for a Preliminary Plan of
Subdivision, 4-06075, and Type | Tree Conservation Plan, TCPI/24/06-01. The subject
proposdl is for the creation of 548 lots for single-family detached and attached dwelling
units and approximately 20 parcels.

Site Description

This503.53-acre sitein the R-L Zone is located on the north and south side of Oak Grove
Road near its intersection with Church Road. A review of the available information
indicates that extensive areas of streams, 100-year floodplain, severe slopes, and areas of
steep slopes with highly erodible soils are found to occur on the property. These features
are within the Collington Branch watershed of Western Branch, a major watershed in the
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Patuxent River Basin. These features and their associated buffers are required to be
protected to the fullest extent possible by Section 24-130(b)(5) of the Subdivision
Regulations. According to the “Prince George' s County Soil Survey” the soils found to
occur on this site are in the Adelphia, Bibb, Collington, Ochlockonee, Monmouth, Mixed
Alluvial, Sandy Land, Shrewsbury, and Westphalia soil series. According to available
information, Marlboro clay occurs on thissite. One significant source of noiseisfrom
the CSX Railroad tracks, which bisect the eastern portion of the site on the south side of
Oak Grove Road. According to information obtained from the Maryland Department of
Natural Resources Natural Heritage Program, rare, threatened, and endangered species
are known to occur on this property. Oak Grove Road is a designated historic road. The
site contains regulated areas, evaluation areas, and network gaps within the green
infrastructure network of the Countywide Green Infrastructure Plan. The siteisin the
Developing Tier asreflected in the 2002 General Plan.

The following are the conditions of approval of the Basic Plan, A-9975. These
conditions are pending a decision by the District Council. The text in bold reflects the
actual text from the conditions.

BASIC PLAN, A-9975, PGCPB. No. 06-61

6. A staff signed natural resourcesinventory (NRI) shall be submitted with the
CDP. All subsequent plan submittals shall clearly show the PM A as shown
on thesigned NRI.

The site has a signed natural resources inventory (NRI/47/06) that was submitted with
this application.

The FSD describes five forest stands totaling 346.42 acres. Stands A, B, C, and E are all
immature hardwoods, while Stand D is a successional hardwood forest. Some of the
dominant tree species found to occur on this site include sweetgum, red maple, yellow
poplar, green ash, river birch, hickory, American beech, southern red oak, white oak, tree
of heaven, black cherry, and black locust. Forest stands A and B are considered high
priority for retention because they abut sensitive environmental features such as streams
and wetlands. Stand C is part of the on-site Forest Interior Dwelling Species (FIDS)
habitat and is a high priority for preservation. According to the FSD text, Stand D
contains a significant amount of invasive plant species in the herbaceous layer and is not
associated with FIDS habitat or sensitive environmental features, and Stand E contains a
limited area of FIDS habitat but is not adjacent to any regulated features; however, a
review of the NRI shows that both of these stands are associated with regulated features
in several areas. Both stands should have a moderate to high priority for retention in
areas adjacent to regulated features, and not alow priority as described in the text.

The site contain severa rare, threatened and endangered species; however, the notes on
the NRI do not adequately address these species, nor reference the most recent letter from
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the Department of Natural Resources Natural Heritage Program regarding the rare,
threatened and endangered species on this site. The notes section of the NRI must be
revised prior to approval of this application.

The site has a Jurisdictional Determination (JD) signed by the Army Corps of Engineers
reflecting Waters of the US and wetlands. According to available records, wetlands exist
on both the east and west sides of the CSX railroad tracks, which bisect the property;
however, it appears that the wetlands on the east side of the railroad were not included in
the original wetland survey that was used to prepare the JD. The site proposes impacts
associated with a sewer line and master planned trail to be constructed within an area
where additional wetlands may exist. Also, the wetlands are in the same vicinity as
Coville' s phacelia, which is a state-listed endangered plant species. The limits of the
wetlands and their relation to the location of the proposed public utility line, trail, and
endangered plant, must be evaluated at the time of preliminary plan. A revised wetland
delineation report and wetland delineation map, identifying the limits of the wetlands on
the east side of the railroad tracks, are required. The delineation must be conducted and
prepared by a qualified professional and be submitted to the Environmental Planning
Section. Because no lot development is proposed in this area, thisinformation is not
needed for thisreview.

Recommended Condition: Prior to certification of the CDP, note five of the NRI shall
be revised to correctly address al rare, threatened, and endangered species on the site.
The NRI shall also be revised to include awetland delineation that includes the areato
the east of the railroad tracks.

7. A protocol for surveying thelocations of all rare, threatened and
endanger ed species within the subject property shall be obtained from the
Maryland Department of Natural Resources prior to acceptance of the CDP
and this protocol shall be part of the submittal package. The completed
surveys and required reports shall be submitted as part of any application
for preliminary plans.

This condition has been addressed. Because the locations of the rare, threatened and
endangered fish species are now known, a protocol or survey for fish speciesis not
required at thistime. The applicant has submitted a completed survey of RTE plant
species as required. The protocol described in the survey was found to address the above
condition. Discussion regarding RTE speciesis detailed in the Environmental Review
section.

8. Thewoodland conservation threshold (WCT) shall be 25 percent. The WCT
reqguirements shall be met on-site. The Type| tree conservation plan
required with the CDP application shall focus on the creation of contiguous
woodland. Priority areasfor tree preservation shall be concentrated in areas
within the framework of the approved Green Infrastructure Master Plan.
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No woodland conservation shall be provided on any residential lot.

This condition has been addressed. The TCPI submitted with this application
correctly shows the woodland conservation threshold as 25 percent.

The TCPI shows several isolated areas of woodland conservation; however, the plan
primarily focuses on creating large tracts of contiguous woodland by preserving a
significant amount of priority woodland within areas designated as Regulated Areas
and Evaluation Areas within the green infrastructure network of the Countywide
Green Infrastructure Plan. The proposed woodland conservation areas have been
expanded to include a significant portion of the Evaluation Areas and Network Gaps
that are associated with FIDS habitat and buffer on proposed Parcel R. According to
the NRI, this areais predominately associated with Forest Stand B, which has ahigh
habitat value and a high priority for retention. The overall design significantly
protects the sensitive environmental features and the rare, threatened, and endangered
species that are known to occur on this site. The TCPI has been found to bein
conformance with the Countywide Green Infrastructure Plan.

Although woodland conservation has not been provided on any residentia lot, the
TCPI shows several lots with woodland to remain that are not counted as woodland
conservation nor counted as cleared. The specific size of each lot is not shown on the
TCPI. The CDP indicates that the proposed design will include single-family lots as
small as 7,400 square feet. Woodlands that remain on small lots are frequently cleared
by the subseguent homeownersto alow for useable yard areas. Lotslessthan 20,000
square feet must show all the woodlands as cleared in order to prevent future
homeowners from being burdened with woodlands on such small lots. As such, the
woodlands shown to remain on all lots less than 20,000 square feet in size must be
counted as cleared. The TCPI will also need to be revised to label each lot with itslot
size and provide a table stating how much woodlands remains on lots that are counted
as cleared and are not counted as cleared. A chart similar to the preservation and
reforestation charts on sheet 1 should be added to the plan.

Comment: A recommended condition related to these calculationsisincluded in the
TCPI revisions condition stated below.

0. Woodland cleared within the PM A’s Preservation Area shall be mitigated
on-siteat aratio of 1.1 for all impacts associated with development of the
subject parcels. Woodland clear ed within the PM A for the construction of
the master planned roadway shall be mitigated in confor mance with the
standards of the Woodland Conservation Ordinance. Thisnote shall also be
placed on all tree conservation plans.

The CDP package includes a tree clearing plan, which shows all of the areas proposed for
clearing. The plan does not distinguish between the specific clearing areas. Identifying
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the different types of clearing areas will be necessary in the evaluation of future TCPs for
the site.

The TCPI submitted with the preliminary plan must identify each clearing area by
type: Net Tract Clearing, PMA Clearing (Master Plan Road), PMA Clearing

(includes floodplain), and Off-Site Clearing. Each of the clearing types should be
identified using a different symbol. A chart indicating the type and size of each
isolated clearing area in its respective category should also be added to the plan. The
total acreage of PMA clearing, which also includes the 100-year floodplain, is
correctly shown in the column of PMA clearing and off-site impacts. A
recommended condition related to these calculations isincluded in the TCPI
revisions condition stated below.

Recommended Condition: Prior to certification of the CDP, the TCPI shall be revised
to add the following note below the TCPI worksheet: “The acreage of all clearing within
the 100-year floodplain is reflected in the worksheet column for PMA clearing and off-
siteimpacts. PMA clearing for the master planned roadways is included in the site
clearing calculations.”

Recommended Condition: The TCPI submitted with the preliminary plan shall identify
each clearing area by type: Net Tract Clearing, PMA Clearing (Master Plan Road), PMA
Clearing (includes floodplain), and Off-Site Clearing. Each of the clearing types shall be
identified using a different symbol. A chart indicating the type and size of each isolated
clearing areain its respective category shall also be added to the plan.

10. A Marlboro Clay geotechnical report that identifies the location and
elevation of the Marlboro Clay layer throughout the site shall be submitted
aspart of the CDP application package.

This condition has not been fully addressed. A geotechnical report for a preliminary
subsurface exploration for the location of the Marlboro clays was submitted. The study
shows the anticipated limits of the Marlboro clay based on an insufficient amount of soil
borings on the site. Although the study is based on the existing conditions of the site, it
does not address the slope stability and the unmitigated 1.5 safety factor line. This study
was performed in July 2005 and the source and date of the topography used in that study
isunknown. According to the NRI, the most recent topography for this site wasfield
shot in February 2006. The geotechnical information should be based on the most
current available topographical information of the site to accurately determine the
existing Marlboro clay limits, elevations, and outcrop pattern. The study should also
address any areas of slope stability by providing a set of cross-sections where appropriate
to delineate any existing areas of possible slope failure. The associated plans must show
the unmitigated 1.5 safety factor lines.
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Thisinformation could potentially result in necessary changesto the lot layout, and as
such, iscritical to the review of the preliminary plan.

Recommended Condition: At least 60 days prior to Planning Board hearing for the
preliminary plan, a detailed geotechnical report based on the existing conditions of the
site, including the most current topographical information (or as shown on the NRI) shall
be submitted. It shall also address the existing outcrop pattern of Marlboro clays and
areas of slope stability concerns with respect to the existing conditions. The study shall
provide the appropriate plans and/or exhibits, showing the location of all slope stability
cross-sections, and identify the unmitigated 1.5 safety factor lines. The unmitigated 1.5
safety factor lines based on that report shall then be placed on the TCPI and the
preliminary plan.

Recommended Condition: At least 60 days prior to any Planning Board hearing on the
preliminary plan application, the existing conditions and proposed 1.5 safety factor line
shall be shown on the preliminary plan and Type | Tree Conservation Plan. No
structures, septic fields, or lots less than 40,000 square feet in area shall be placed within
the mitigated 1.5 safety factor line. All subsequent plans shall also show this
information. If proposed engineering of the site will change the location of the existing
1.5 safety factor line, the proposed 1.5 safety factor line must also be shown on al plans.

11. A Phase | noise study shall be submitted with the preliminary plan
application package. The noise study should address the location of the 65
dBA Ldn noise contour related to the CSX Railroad tracks, and what
mitigation measures, if any, will berequired to reduce noise impactsto 65
dBA Ldn in outdoor activity areas.

This condition has been addressed with this CDP application. A Phase | Noise Study
addressing potential noise impacts from the CSX railroad has been submitted. The study
reports that approximately four trainstravel past the subject site within a 24-hour period.
The horns of the train are sounded prior to crossing Leeland Road. Two samples were
taken at specific locations to determine noise measurements with and without the
associated horn. Point A was located closest to the horn post, while Point B was located
further south of the horn post. Both sample points were approximately 200 feet from the
edge of the CSX right-of-way. The study concludes that the noise levels at these specific
locations were below the state standards for residential uses of 65 dBA Ldn. Based on
100 percent buildout, the study has predicted the 65 dBA Ldn noise contour to be
approximately 60 feet from the centerline of the CSX railroad near the horn post. This
contour decreases even further as distance from the horn post increases. The 65 dBA Ldn
noise contour has been correctly shown on the TCPI and illustrative plans. Mitigation for
the proposed rear outdoor activity areas and indoor living areas is not required.

12. If noise mitigation isrequired to reduce noise levelsto below 65 dBA Ldn in
outdoor activity areas, a Phase |1 noise study shall be submitted with the
preliminary plan application package. The Phase Il noise study shall



PGCPB No. 06-274
File No. CDP-0506

Page 33

address how noise has been mitigated to 65 dBA Ldn in outdoor activity
areasand 45 dBA Ldn interior.

Based on the submitted Phase | noise study, a Phase |1 noise study will not be required
because no lots will be impacted by noise above levels of the state standards. The study
also finds that special modifications are not necessary to reduce interior noise levelsto 45
dBA Ldn or less. Staff concurs with these findings based on the proximity of the
proposed structures to the railroad.

13. No residential lots shall be located within 150 feet of the centerline of the
CSX Railroad tracks.

The condition has been addressed.

MASTER PLAN CONFORMANCE

In the Approved Master Plan and Sectional Map Amendment for Bowie and Vicinity
(February 2006), the Environmental Infrastructure section contains goals, policies and
strategies. The following policies have been determined to be applicable to the current
project. Thetextin BOLD isthe text from the master plan and the plain text provides
comments on plan conformance.

Policy 1. Protect, preserve and enhance the identified green infrastructur e network
within the master plan area.

Collington Branch is designated in the Bowie and Vicinity Master Plan as a Primary
Corridor, meaning that development within this watershed should seek to protect,
enhance or restore the resource. It islocated on the east side of the CSX Railroad tracks
that run north-south in that area. The extensive stream network on the site feeds directly
into Collington Branch. The Countywide Green Infrastructure Plan shows this site as
containing significant amounts of regulated areas and almost the entire siteisan
evaluation area. Because of this site’s prominent location in the network, and because it
isdirectly adjacent to the Collington Branch system, every effort must be made to protect
the high quality environmental resources on-site.

Comment: The preservation of the sensitive resources is discussed in detail later in this
memorandum.

Palicy 2: Restore and enhance water quality in areas that have been degraded and
preserve water quality in areas not degraded.

The Western Branch Watershed Restoration Action Strategy (WRAS) has identified
several sitesin need of restoration upstream from the subject property. The problems
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identified on-site are related to erosion and trash dumping. These sites should be
investigated for opportunities for restoration.

Comment: The areas of restoration within the Collington Branch system will be
addressed with the review of the Willowbrook application. Additional recommended
conditions in this memorandum address erosion and sediment control requirements to
preserve water quality.

Policy 3: Protect and enhance tree cover within the master plan area.

The TCPI shows that approximately 97 percent of the woodland conservation
requirement for this siteis being met on-site. There are several areas where the Primary
Management Area (the regulated areas adjacent to streams) is proposed to be planted
where vegetation does not currently exist.

Palicy 4: Reduce overall energy consumption and implement more environmentally
sensitive building techniques.

The development is conceptual at the present time. In future applications, the use of
these building techniques should be addressed.

Recommended Condition: At time of Specific Design Plan submission, each SDP shall
include a statement regarding how the proposal uses green building techniques and
alternative energy sources.

Palicy 5: Reducelight pollution and intrusion into residential, rural and
environmentally sensitive areas.

The siteis adjacent to an environmentally sensitive area (Collington Branch and its
tributaries). All street lightsin the new subdivision should use full cut-off opticsto
ensure that light intrusion is minimized.

Recommended Condition: The following note shall be placed on the preliminary plan
and all future Tree Conservation Plans: all community lighting shall use full cut-off
optics and be directed downward to reduce glare and light spill-over.

Policy 6: Reduce adver se hoise impactsto meet State of Maryland noise standards.
The CDP shows the placement of structures a considerable distance from the main noise

generator: the CSX Railroad tracks to the east. The state noise standards have been met
using this design.



PGCPB No. 06-274
File No. CDP-0506

Page 35

Policy 7: Protect wellhead ar eas of public wells.

The siteis not in awellhead protection area and does not propose any public wells.

ENVIRONMENTAL REVIEW

1

In aletter dated September 6, 2006, the Department of Natural Resources Natural
Heritage Program noted that rare, threatened, and endangered (RTE) species are known
to occur on the subject property. The letter specifically addressed three fish species
identified as the state-listed endangered Stripeback darter (Percina notogramma), the
state-listed threatened American brook lamprey (Lampetra appendix), and the state-listed
threatened Glassy darter (Etheostoma vitreum). Also identified on the site was one RTE
plant species, Coville's phacelia (Phacelia covillei), which islisted as endangered by the
State of Maryland, and isglobally rare. These, along with several other RTE plant
species, have been identified in Collington Branch of the Western Branch watershed in
the Patuxent River basin, which runs north-south along the eastern portion of the subject
site.

The Western Branch watershed is ranked eighth out of 84 watershedsin Maryland with
respect to aquatic biological diversity and priority for conservation. Zekiah Swamp,
which is partially located within Prince George's County, is ranked first. It should also
be noted that the Willowbrook site, which islocated on the east side of the CSX railroad,
and adjacent to the northeast portion of this site, contains eight additional RTE plant
species in addition to the fish species discussed in this section. Preservation and
protection of the biological integrity of Western Branch is critical to the continued
sustainability of this diverse and sensitive community of fish and plant species.

In order to protect and preserve the on-site habitat of the rare, threatened, and endangered
species, DNR has provided several guidelines that should be addressed on the subject site
before, during, and after the development of the site. These guidelinesinclude the use of

the following practices:

. Reduction of impervious surfaces

. Stormwater conveyance to streams via sheet flow and naturally vegetated
channels

. Maximum retention of forest

. Disconnection of rooftop and non-rooftop runoff

. Improved sediment and erosion control

. 100 foot-wide buffer for all streams and non-tidal wetlands on the site
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. Avoidance of in-stream work where possible

Although there will be significant limitations in reducing the proposed impervious areas
based on the planned densities, the TCPI proposes large contiguous tracts of woodland
conservation and pervious open space that are adequate enough to allow conveyance of
stormwater to the streams via sheet flow. The stormwater management regulations
require that the pre and post-devel opment run-offs be similar and the project proposes
severa stormwater management ponds to address the requirements. Based on the
proposed design, most of the impervious areas will be located approximately 90 feet or
more from the sensitive habitat areas, except where necessary road crossings are
proposed.

Forest retention is discussed in detail in the woodland conservation and green
infrastructure sections of this memo. The plan proposes to clear approximately 50
percent of the on-site woodland and the plan proposes to meet 97 percent of the 167.31-
acre woodland conservation requirement on-site. The majority of the proposed woodland
conservation is focused on areas adjacent to the preserved sensitive habitat areas.

The TCPI does not address sediment and erosion control measures or the disconnection
of rooftop and non-rooftop runoff. The plans submitted with this application do not
reflect the final layout of the site. As part of the Specific Design Plan submittal, a plan
and text shall be submitted that addresses a sediment and erosion control protocol that is
more stringent than the minimum required. It shall include phasing of the sitein such a
way that the sediment basins stay in place until the last ot is built in the phase. The plan
shall incorporate additional control measures and inspections to ensure maximum
filtration of runoff and complete implementation of the plan. The package will be
reviewed by the Environmental Planning Section staff in coordination with the staff of
the Soil Conservation District.

Rooftop and non-rooftop disconnection will alow asignificant amount of runoff to be
filtered and infiltrate over natural and pervious areas before reaching the stream valley.
All proposed structures adjacent to open areas must be designed with rooftop and non-
rooftop disconnection and should be addressed prior to any Planning Board hearing for
the preliminary plan. Because the stormwater concept plan approval is associated with
the preliminary plan review, thisis the appropriate mechanism to address these
techniques.

Most of the impacts to the stream have been limited to necessary road crossings and
infrastructure. In addition, the plan shows some impacts that are avoidable. All impacts
will be addressed at the time of preliminary plan; however, it should be noted that
impacts that are non-essential for development must be avoided. Impacts are discussed
further in the following section of this memo.

The current TCPI does not show the 100 foot-wide habitat protection buffer as
recommended by DNR, nor do the plans address its preservation. The definition of the
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Patuxent River Primary Management Area (PMA) includes the following text after it
describes al other sensitive features that are regulated: “ Specific areas of rare or sensitive
wildlife habitat, as determined by the Planning Board.” Staff is recommending that when
the TCPI is submitted with the preliminary plan, that the PMA include the 100-foot-wide
buffer. Based on areview of the plans submitted, it appears as though the design has
attempted to respect this buffer. Some buffers from the streams and wetlands are 200
feet. Some of the areas where the entire buffer is not preserved are due to lot grading and
construction of stormwater management ponds. These impacts are not considered
essential to the development of the site because the design can be changed to reduce or
eliminate these impacts. To date, the plans have been revised multiple timesto reduce
the overall impacts to the 100-foot-wide buffer. The remaining impacts should be
evaluated further during the review of the preliminary plan.

During development of the specific design plans, stormwater management plans, and the
sediment and erosion control plan, protection of sensitive species habitat from
sedimentation, pollutants and changes of hydrologic regimen must be considered. A
Habitat Protection and Management Program for the rare, threatened and endangered
species identified on the site should be developed by the applicant and the Environmental
Planning Section, in consultation with the staff of the Maryland Department of Natural
Resources Natural Heritage Program. The program should address baseline monitoring
of the site prior to the commencement of construction, monitoring of hydrology,
sediment, and protective mechanisms during construction, and long-term monitoring of
the sensitive species habitat after construction in order to assess the success of the
mechanism proposed. Prior to the signature approval of the preliminary plan, a
conceptual Habitat Protection and Management Program shall be approved by the
Environmental Planning Section. The Program shall include, but not be limited to:

Hydrologic monitoring for a minimum of ayear prior to the issuance of the first grading
permit to establish a baseline of data, during construction, and post construction for the
following elements:

. Water quality

. Benthic macroinvertebrate
. Hydrologic flow

. Sedimentation

Monitoring during construction for the following:
. Sediment and Erosion Control measures

. Stormwater Management controls
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. Specia Protection Measures for RTE habitat
Monitoring of the RTE Species during and post-construction.

The details of the programs will be determined in future meetings with the applicant and
in consultation with the Department of Natural Resources Natural Heritage Program, who
will continue to provide guidance and expertise with regard to the preservation and
protection of RTE habitat, in coordination with stream and wetlands permits required for
the development. The detailed Habitat Protection and Management Plan shall be
approved by the Environmental Planning Section prior to the acceptance of the first
Specific Design Plan.

Recommended Condition: At least 60 days prior to any Planning Board hearing for the
preliminary plan, the TCPI shall be revised to show a 100-foot protection buffer for rare,
threatened and endangered species with respect to all streams and wetlands on the site.
The PMA shall be revised to include that 100-foot buffer. Impacts shown to the 100-foot
buffer and PMA on the TCPI associated with the CDP shall be re-evaluated and reduced
or eliminated during the review of the preliminary plan. Impacts should be limited to
those that are essential for the development of the site.

Recommended Condition: Prior to signature approval of the preliminary plan, a copy
of the stormwater management concept plan shall be submitted. The plan shall include
the use of sheet flow buffers, vegetated channels, and rooftop and non-rooftop
disconnection to the fullest extent possible in addition to other stormwater management
techniques.

Recommended Condition: Prior to the signature approval of the preliminary plan, a
conceptual Habitat Protection and Management Program shall be approved by the
Environmental Planning Section. The Program shall include, but not be limited to:

a Hydrologic monitoring for aminimum of ayear prior to the issuance of the first
grading permit to establish a baseline of data, during construction, and post
construction for the following elements: water quality, benthic
macroinvertebrate, hydrologic flow, sedimentation.

b. Monitoring during construction for the following: sediment and erosion control
measures, stormwater management controls, specia protection measures for RTE
habitat.

C. Monitoring of the RTE Species during and post-construction.

Recommended Condition: Prior to submittal of the first SDP, a detailed Habitat
Protection and Management Plan shall be approved by the Environmental Planning
Section, which addresses specific implementation methodol ogies for the long-term
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protection and assessment of the RTE habitat location on this site.

Recommended Condition: Prior to issuance of the first grading permit, a minimum of
one year of hydrologic monitoring data, as determined by the program, shall be
submitted, to establish a baseline for evaluation impacts to the RTE habitat resulting for
construction activities, and post development.

Recommended Condition: As part of the submission package for the first SDP, aplan
and text shall be submitted that addresses a sediment and erosion control protocol that is
more stringent than the minimum required. It shall include phasing of the sitein such a
way that the sediment basins stay in place until the last ot is built in the phase. The plan
shall incorporate additional control measures and inspections to ensure maximum
filtration of runoff and complete implementation of the plan. The package will be
reviewed by the Environmental Planning Section staff in coordination with the staff of
the Soil Conservation District.

When a property is located within the Patuxent River watershed, certain designated
features comprise the Patuxent River Primary Management Area Preservation Area
(PMA). Section 24-130(b)(5) requires that the Planning Board find that the PMA is
preserved in its natural state to the fullest extent possible. All disturbances not essential
to the development of the site as awhole are prohibited within the PMA. Essentia
development includes such features as public utility lines [including sewer and
stormwater outfalls], road crossings, and so forth, which are mandated for public health
and safety; nonessential activities are those, such as grading for lots, stormwater
management ponds, parking areas, and so forth, which do not relate directly to public
health, safety or welfare. Because this site contains fish and plant species designated as
threatened and/or endangered, it is very important that impacts be limited to only those
areas necessary.

As discussed above, the TCPI and CDP show several impacts to the regulated areas
within the PMA for the construction of road crossings, public utilities (water and sewer),
and stormwater outfalls, which are essential for development. The plans also show
impacts to the existing delineation of the PMA for grading near Lots 37 and 38 Block F;
south of Lot 47 Block F; and east of Lots 24-34 Block B that are not essential. The
grading near Lots 37 and 38 Block F will impact the headwaters of atributary. The plans
do not show any proposed development for these areas. Sheets 3 and 5 show an impact
associated with grading for a stormwater management pond. This impact should also be
eliminated because the pond can be designed to avoid impacts. All other proposed
impacts will be addressed in detail with a Letter of Justification at the time of preliminary
plan review.

The TCPI and CDP show master planned trails in accordance with Bowie and Vicinity
Master Plan, and the Subregion VI Master Plan. Both plans aso show very limited
impacts for the master planned trails. Because of the sensitive nature of the site, no
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additional trails within the regulated areas or woodland conservation areas should be
shown on any future plans. The proposed trails must be shown on the TCPI at the time of
preliminary plan.

Recommended Condition: Prior to certificate approval of the CDP, the TCPI shall be
revised asfollows:

a Add the following note: “The limits of disturbance shown on this plan are
conceptual and do not depict approval of any impacts to regulated features.”

b. Clearly identify the proposed master planned trails and show the associated
width.

Recommended Condition: Prior to the issuance of any permits which impact wetlands,
wetland buffers, streams or Waters of the U.S., copies of all federal and state wetland
permits, evidence that approval conditions have been complied with, and associated
mitigation plans shall be submitted to the M-NCPPC, Planning Department.

This property is subject to the provisions of the Prince George’ s County Woodland
Conservation Ordinance because the grosstract areais in excess of 40,000 square feet
and there are more than 10,000 sguare feet of existing woodland on-site.

A Type| Tree Conservation Plan, TCPI/24/06, has been submitted for review. The site
contains atotal of 413.6 acres of existing woodland, of which 67.18 acres arein the
floodplain. The Woodland Conservation Threshold (WCT) for this 503.53-acre site in
the R-L Zone is 108.74 acres, or 25 percent of the net tract. The TCPI proposes to clear
209.03 acres of woodland on the net tract, and atotal of 6.31 acres of woodland in the
PMA preservation area and off-site.

The woodland conservation requirement has been correctly calculated as 167.31 acres.
The plan proposes to meet the requirement by providing 115.84 acres of on-site
preservation, 46.41 acres of reforestation/afforestation, and 5.06 acres of off-site
mitigation. Overall this conceptual TCPI intends to meet 97 percent of the requirement
on-site.

Several technical revisions are required. The TCPI shows a proposed treeline. This
symbol should never be shown on any tree conservation plan because it tends to be
confused with the limits of disturbance (LOD) and makes the plans less readable. The
CDP and TCPI both show areas designated for a future church/school facility on
proposed Parcel R in two locations (as shown on Sheets 3 and 4 of the TCPI). Thereisa
note on the TCPI that states that Parcel T isto be dedicated to a possible future church;
however, the TCPI proposes no woodland clearing in this area. In order for the woodland
conservation calculations to be correct in the worksheet, an estimate of the amount of
clearing proposed on Parcels R and T is necessary.
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The submitted plan shows woodland conservation on land to be dedicated to the
Department of Parks and Recreation. Woodland conservation may not be proposed on
any land to be dedicated to the Department of Parks and Recreation unless written
permission has been obtained. To date, permission has not been provided.

Sheets 3 through 7 show a discontinuous match-line with the respective sheets. The full
limits of the match-line must be shown from one end of the site to the other asit relates to
the associated sheets. The LOD for the master planned road located off-site just east of
the subject siteis discontinuous. Thisis also reflected on the cover sheet aswell. For all
areas proposed for disturbance, revise the TCPI to show one continuous LOD.

Sheet 3 shows aresidential structure on what appears to be a parcel located north of Lot 1
Block G. The CDP indicates that this areais proposed for reforestation only and that the
structure may have been shown on this parcel in error. Revise the TCPI to remove the
proposed structure from the parcel north of Lot 1 Block G. All lots and parcels should be
clearly identified with their respective acreages and the lot/parcel boundaries must be
readable on the plan.

Extensive reforestation and afforestation is proposed in order to fulfill the woodland
conservation requirements on this site. In order to protect the afforestation areas after
planting, so that they may mature into perpetual woodlands, the afforestation must be
completed prior to the issuance of building permits for areas adjacent to the planting
sites; afforestation areas shall be protected by permanent tree protection devices, such as
two-rail split fences or equivalent; and all afforestation must be placed in conservation
easements at time of final plat. In addition, to ensure that the conservation easements
don’t change in the future, the final TCPII shall receive signature approval prior to the
approval of thefinal plat.

At the time of Specific Design Plan, the sheet sections and sheet order of the TCPIl must
be consistent with that of the SDP. Thiswill reduce confusion between both plans during
the review.

Recommended Condition: Prior to certification of the CDP, the Typel Tree
Conservation Plan, TCPI/24/06, shall be revised as follows:

a Add the following note: “Woodland cleared within the PMA Preservation Area
shall be mitigated on-site at aratio of 1:1 for all impacts associated with
development of the subject parcels. Woodland cleared within the PMA for the
construction of the master planned roadway shall be mitigated in conformance
with the standards of the Woodland Conservation Ordinance.”

b. Revise note 1 asfollows: “This plan is conceptual in nature and is submitted to
fulfill the woodland conservation requirements of CDP-0506. The TCPI will be
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modified by a TCP | in conjunction with the review of the Preliminary Plan of
Subdivision and subsequently by a Type Il Tree Conservation Plan (TCPII) in
conjunction with the approval of a SDP and/or a grading permit application.”

C. Add the following note:* Reforestation and afforestation areas shall be
delineated on-site through the use of two-rail split-rail fences or some
other permanent device that is aesthetically compatible with the
development. Fence locations and details shall be specified on the Type
I TCP.”

d. Calculate all woodland on lots less than 20,000 square feet as woodland
cleared, add lot sizes to the plan, add atable calculating all woodland
treatment areas, and label all areas appropriately.

e Eliminate the use of a* proposed tree line” and only use a limit of
disturbance.

f. Show a continuous match-line for each match-line boundary on each
sheet.

g. Show one continuous limit of disturbance for all areas proposed for

development, particularly the master planned roadway located outside
the eastern boundary of the site.

h. Remove the proposed structure from the parcel located north of Lot 1
Block G.

i. Show the conceptual clearing for ParcelsR and T.

j- Add the following note: “Prior to contract signing, the seller shall show
the prospective buyer a copy of this Type | Tree Conservation Plan or the
subsequent Type Il Tree Conservation Plan, whichever plan is most
current and has received signature approval, as required by CB-60-
2005.”

K. Revise the worksheet as necessary.

l. Have the plans signed and dated by the qualified professional who prepared the
plans.

Recommended Condition: At least 30 days prior to any Planning Board hearing for the
preliminary plan, submit written authorization from the Department of Parks and
Recreation for any woodland conservation provided on land to be dedicated.
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Recommended Condition: At the time of Specific Design Plan, the SDP and TCPII
shall have the same sheet sections, sheet key, and sheet order. The sheet key shall be
placed on all sheets.

Recommended Condition: Prior to the issuance of the building permits for lots adjacent
to planting areas, all afforestation and associated fencing shall beinstalled. A
certification prepared by a qualified professional may be used to provide verification that
the afforestation and fence installation have been completed. It must include, at a
minimum, photos of the afforestation areas and the associated fencing for each lot, with
labels on the photos identifying the locations and a plan showing the locations where the
photos were taken.

Oak Grove Road was designated as a Historic Road by the 1992 Historic Sites and
Districts Plan and is subject to the “Guidelines for the Design of Scenic and Historic
Roads.” Although the portion of Oak Grove Road associated with this site will be
vacated for the master planned roadway, the scenic viewshed along the master planned
road should be designed to be consistent with the exiting historic road that is to remain.

Extensive woodlands characterize the vista along this portion of Oak Grove Road;
however, there are other portions along this road characterized by open fields, and some
narrow hedgerows. To ensure the scenic viewshed along the master planned road will be
consistent with the character and viewshed of the existing historic road, a scenic
easement, with a minimum width of 40 feet located outside of the ultimate right-of-way
and exclusive of the public utility easement, must be delineated on all future plans. The
current site layout has generally addressed potential visual impacts by limiting the
number of access points to three entrances, by prohibiting individual lot access to the
roads, and by providing parcels of land between the lots and the roadway.

The TCPI submitted with this application provides enough area for a 40-foot-wide scenic
buffer outside the ultimate right-of-way, public utility easement; however, it is not
delineated on the plan. The TCPI proposes afforestation and preservation within the
entire buffer except where a stormwater management pond is proposed near the east end
of theroad. The plan shows that all proposed structures will have an adequate setback
from the easement. The TCPI has been found to adequately satisfy the buffer
requirements for the realigned Oak Grove Road; however, it will need to be revised to
show the 40-foot wide scenic easement.

Recommended Condition: At least 30 days prior to Planning Board hearing for the
preliminary plan, the TCPI associated with that plan shall be revised to show the scenic
easement with a minimum width of 40 feet located outside of the ultimate right-of-way
and exclusive of the public utility easement and proposed master planned trail adjacent to
the realigned Oak Grove Road.

Recommended Condition: At thetime of Specific Design Plan, al planting within the
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scenic easement shall be native plant material.

Recommended Condition: At time of final plat, a 40-foot-wide scenic easement shall
be established adjacent to Oak Grove Road and a note shall be placed on the final plat as
follows:

“Oak Grove Road is adesignated Historic Road. The scenic easement described
on thisplat is an areawhere 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 trunksis allowed.”

The Environmental Planning Section’ s suggestions have been incorporated in the
recommendation section of this report.

Zoning—In amemorandum dated June 8, 2006, the Zoning Section stated that the
Planning Board recommended approval of Zoning Map Amendment A-9975 (Locust
Hill) for the R-L (Residential Low Development) Comprehensive Design Zone with
conditions, on March 30, 2006 (PGCPB No 06-61). The Zoning Hearing Examiner
(ZHE) recommended approval of the Basic Plan and R-L Zone, with conditions, on June
7, 2006. The application is scheduled for District Council Review on June 19, 2006, and
the 30-day appeal period will end on July 7, 2006. If thereisarequest to hear, the
Council will have 150-daysto render a decision, excluding August and December.
Urban Design staff will wait until afinal decision is rendered to provide an analysis of
the specifics of the case.

Department of Environmental Resour ces (DER)—In updated comments, DER stated
that the site plan for Locust Hill-CDP-0506 is consistent with approved stormwater
concept #47462-2005.

The Department of Public Worksand Transportation (DPW& T)—In a memorandum
dated June 12, 2006, DPW& T stated that:

. Church Road is to be improved to a four-lane scenic and historic rural collector
roadway with a 90-foot right-of-way.

. The relocated Oak Grove Road is to be constructed in accordance with
DPW& T’ s scenic and historic rural four-lane scenic and historic rura four-lane
arterial roadway standards with a 120-foot right-of-way.

. Right-of-way dedication and frontage improvements in accordance with
DPW& T’ s scenic and historic rural four-lane arterial road standards are required
for Leeland Road. Construction of anew 2-lane bridge over the Collington
Branch adjacent to the existing bridge is required to carry half of the traffic on
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Leeland Road. Additionally, right-of-way dedication and frontage improvements
in accordance with DPW& T’ s Specifications and Standards are required for the
proposed internal subdivision streets.

. All improvements within the public right-of-way as dedicated to the county are to
be in accordance with the county Road Ordinance, DPW& T’ s Specifications and
Standards and the Americans with Disabilities Act.

. Any proposed master planned roadways that lie within the property limits must
be addressed through coordination between The Maryland National Capital Park
and Planning Commission and DPW& T and may involve right-of-way
reservation, dedication and/or road construction in accordance with DPW&T's

standards.

. Full-width, 2-inch mill and overlay for all county roadway frontages would be
required.

. Compliance with DPW& T’ s utility policy would be required. Based upon the

plans submitted, proper temporary and final patching and the related mill and
overlay in accordance with “DPW& T’ s Policy and Specification for Utility
Installation and Maintenance Permits’ is required.

. Conformance with DPW& T street tree and street lighting standards would be
required.
. Culs-de-sac are required to allow, as a minimum, turning movement for a

standard WB-40 vehicle and a standard length fire truck. When considering
turning movement, it is assumed that parking is provided on the outside edge of
the radius of the cul-de-sac.

. An access study shall be conducted by the applicant and reviewed to determine
the adequacy of access point(s) and the need for accel eration/decel eration and
turning lanes.

. All storm drainage systems and facilities are to be designed in accordance with

DPW& T’ s and the Department of Environmental Resources’ requirements.

. A soilsinvestigation report which includes subsurface exploration and
geotechnical engineering evaluation for public streetsis required.

Please note the DPW& T’ s requirements are enforced through their separate permitting
process.
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The Washington Suburban Sanitary Commission (W SSC)—In comments dated June
14, 2006, WSSC stated water and sewer extension would be required and that the project
engineer should submit Hydraulic Planning Analysis package for review. Further, they
stated that all required rights-of-way easements must be delineated and labeled on the
plan and minimum right of way widths must be adhered to. The WSSC noted that a
minimum right-of-way width of 30 feet isrequired for both water and sewer lines
installed in the same right-of-way at normal depth. They also noted that the minimum
right-of-way width for one extension, either water or sewer, installed at normal depth, is
20 feet and that installation of deep water and/or sewer mains would require additional
right-of-way width. Noting that the minimum clearance between a building and a WSSC
pipelineis 15 feet, they stated that, based on their requirements, the absolute minimum
spacing between adjacent buildings with both water and sewer lines between them is 40
feet with a preference of 45 to 50 feet. Further, they stated that bal conies and other
building appurtenances are not to be within the right-of-way and that the proposed sewer
outfall impacts the PMA, stream, railroad and stormwater management pond. WSSC
then asked the applicant to realign the proposed outfall sewer 50 feet from the stormwater
management pond and to refer to a memorandum, dated June 9, 2006, from Ken Dixon of
the CSSC Planning Unit for water and wastewater adequacy information.

State Highway Administration (SHA)—In aletter dated May 26, 2006, SHA stated that
they are currently reviewing the traffic impact study submitted by M-NCPPC. Upon
completion, they further stated, their office will provide recommendations and findings
consistent with transportation needs to the Transportation Planning Section on or before
June 20, 2006.

City of Bowie—In an email dated May 30, 2006, the City of Bowie stated that the city
would not be holding hearings or providing comment on the subject comprehensive
design plan since the project is over one mile from city limits. They mentioned, however,
that they would continue to monitor the traffic improvement proposal and any future
conditions of approval in case there are any traffic issues the city might want to comment
on, since many of their residents use Oak Grove and Leeland Roads.

The Prince Geor ge's Woodland Conservation Ordinance—In a memorandum dated
November 16, 2006, the Environmental Planning Section stated that the property is subject to the
provisions of the Prince George's County Woodland Conservation Ordinance because the gross
tract areaisin excess of 40,000 square feet and there are more than 10,000 square feet of existing
woodland on-site. Also, in that memorandum, the Environmental Planning Section reviewed the
contents of the submitted and required Type | Tree Conservation Plan and recommended its
approval, with conditions. Therefore, it may be said that the subject applicationisin
conformance with the requirements of the Prince George' s Woodland Conservation Ordinance.

Recreational facilities for the development shall include four open play areas, community center
with apool, and a hiker/biker trail.
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Such recreational facilities shall be bonded and constructed in accordance with the following
schedule:

Type of Amenity Bonding Trigger Construction Completion

Open Play Area#1 Before issuance of the first 55" building permit
building permit

Open Play Area#2 Before issuance of the first 110" building permit
building permit

Open Play Area#3 Before issuance of the first 165" building permit
building permit

Open Play Area#4 Before issuance of the first 220" building permit
building permit

Community Before issuance of the first 276" building permit

Building with Pool building permit

Hiker/Biker Trail Before issuance of the first 331% building permit
building permit

In addition to private recreational facilities, the applicant proposes to construct a neighborhood
park on 8.5 acres on the northeast corner of the Locust Hill development along its Oak Grove
Road frontage and next to the railroad right-of-way. The park would be available for public use
and would include facilities such as ball fields, a playground, tennis or basketball courts, shelters,
restroom facilities and a parking lot.

NOW, THEREFORE, BE IT RESOLVED, that pursuant to Subtitle 27 of the Prince George's

County Code, the Prince George's County Planning Board of The Maryland-National Capital Park and
Planning Commission adopted the findings contained herein and APPROVED the Typel Tree
Conservation Plan (TCPI/24/06), and further APPROV ED the Comprehensive Design Plan CDP-0506,
Locust Hill for the above described land, subject to the following conditions:

1

If it is determined that potentially significant archaeological resources exist in the project area,
prior to Planning Board approval of the preliminary plan of subdivision, the applicant shall
provide aplan for:

a Evaluating the resource at the Phase |1 level, or

b. Avoiding and preserving the resource in place

Prior to signature approval of the subject Comprehensive Design Plan, applicant shall respond
adequately in the opinion of Historic Preservation Section staff, to further comments offered by
the HPC regarding the Phase | Archeological Investigation Report.

Prior to issuance of any building permits for the subject project the applicant and the applicant’s
heirs, successors, and/or assignees shall provide the following:
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a Construct the master trail along the subject site’ s portion of the Collington Branch. Park
dedication and the alignment of the trail shall be coordinated with the Department of
Parks and Recreation.

b. Construct aClass | Master Plan Trail (or side path) along the subject site' s entire frontage
of Oak Grove Road.

C. Construct aClass | Master Plan Trail (or side path) along the subject site' s entire frontage
of Church Road.

d. Construct the master plan trail along the subject site’ s portion of Black Branch. Thistrail
shall either be within land dedicated to DPR or within a public use easement on HOA
land.

A detailed analysis of the master plan trails, internal trail network, sidewalk network, and

neighborhood connector trails will be completed at the time of specific design plan. Trail
locations may be contingent upon the location of environmentally sensitive features and other
constraints. Connector trails to the master plan trails, to other park and recreation facilities, and
between neighborhoods should be provided.

All future submissions to the Development Review Division regarding Locust Hill, CDP-0506
shall indicate the PMA as shown on the NRI submitted with the subject application.

All private recreational facilities to be provided for the proposed development shall be
constructed in accordance with the standards outlined in the Parks and Recreation Facilities
Guidelines.

With the submission of each building permit, the applicant, his heirs, successors or assignees
shall pay to Prince George's County a fee calculated as $1,550/DU x (FHWA Construction Cost
Index at time of payment)/ (FHWA Construction Cost Index for 2nd quarter, 1989) as its share of
costs for improvements to US 301 between MD 725 and MD 214.

In lieu of the payment of fees which otherwise would be required above, and subject to approval
by the Department of Public Works & Transportation (DPW& T) and the State Highway
Administration (SHA), the applicant, his heirs, successors or assignees may be required to
construct a third northbound through lane on US 301 from a point just north of Leeland Road to a
point just north of Trade Zone Avenue. Additionally, the improvement may include a third
eastbound left turn lane along Leeland Road at itsintersection with US 301. Thetotal cost of
these improvements, or other variation determined by SHA shall not exceed an amount calculated
as $2,170,000.00 x (FHWA Construction Cost Index at time of payment)/(FHWA Construction
Cost Index for 2nd quarter, 1989).

At the time of preliminary plan, the applicant shall be conditioned to dedicate all rights-of-way
for MC-600 (Leeland Road) asidentified by the Planning Department.
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Prior to the issuance of any building permit, the following improvements shall be in place, under
construction, bonded (or letter of credit given to the appropriate agency for construction), 100
percent funded in a CIP/CTP or otherwise provided by the applicant, his heirs, successors or
assignees.

a Leeland Road
. Construct Leeland Road-Oak Grove Road to provide a minimum of 2 lanes of the

ultimate 4-lane master plan alignment between US 301 and MD 193, in
accordance with DPW& T standards.

b. MD 193/0ak Grove Road Intersection (roundabout)
. The applicant shall provide an exclusive right turn lane at the westbound
approach.
C. MD 202/MD 193 Intersection
. Provide aleft turn, a shared | eft/through lane, and aright turn lane on the

southbound MD 193 approach

. Provide a second left turn on the eastbound MD 202 (towards Upper Marlboro)
approach

Prior to the issuance of any building permit, the applicant shall conduct signal warrant studies at
the following intersections, and install said signal if deem to be warranted, or provide an alternate
improvement as deemed necessary by DPW&T;

. L eeland Road/Safeway Access

. Leeland Road/ Site Access B

. Leeland Road/ Site Access A

. Oak Grove Road/ Church Road

. Oak Grove Road/Whistling Duck Drive.

At time of Specific Design Plan submission, each SDP shall include a statement regarding how
the proposal uses green building techniques and alternative energy sources.

The following note shall be placed on the preliminary plan and all future Tree Conservation
Plans: “All community lighting shall use full cut-off optics and be directed downward to reduce
glare and light spill-over.”
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Prior to certification of the CDP, note five of the NRI shall be revised to correctly address all rare,
threatened, and endangered species on the site. The NRI shall also be revised to include a
wetland delineation that includes the areato the east of the railroad tracks.

Prior to certification of the CDP, the TCPI shall be revised to add the following note below the
TCPI worksheet: “The acreage of al clearing within the 100-floodplain is reflected in the
worksheet column for PMA clearing and off-site impacts. PMA clearing for the master planned
roadways is included in the site clearing cal culations.”

The TCPI submitted with the preliminary plan shall identify each clearing area by type: Net
Tract Clearing, PMA Clearing (Master Plan Road), PMA Clearing (includes floodplain), and Off-
Site Clearing. Each of the clearing types shall be identified using a different symbol. A chart
indicating the type and size of each isolated clearing areain its respective category shall also be
added to the plan.

At least 30 days prior to Planning Board hearing for the preliminary plan, a detailed geotechnical
report based on the existing conditions of the site, including the most current topographical
information (or as shown on the NRI) shall be submitted. It shall also address the existing
outcrop pattern of Marlboro clays and areas of slope stability concerns with respect to the existing
conditions. The study shall provide the appropriate plans and/or exhibits, showing the location of
all dope stability cross-sections, and identify the unmitigated 1.5 safety factor lines. The
unmitigated 1.5 safety factor lines based on that report shall then be placed on the TCPI and the
preliminary plan.

At least 30 days prior to any Planning Board hearing on the preliminary plan application, the
existing conditions and proposed 1.5 safety factor line shall be shown on the preliminary plan and
Typel Tree Conservation Plan. No structures, septic fields, or lots less than 40,000 square feet in
area shall be placed within the mitigated 1.5 safety factor line. All subsegquent plans shall also
show thisinformation. If proposed engineering of the site will change the location of the existing
1.5 safety factor line, the proposed 1.5 safety factor line must also be shown on al plans.

At least 30 days prior to any Planning Board hearing for the preliminary plan, the associated
TCPI shall be revised to show a 100-foot protection buffer for rare, threatened and endangered
species with respect to al streams and wetlands on the site. The PMA shall be revised to include
that 100-foot buffer. Impacts shown to the 100-foot buffer and PMA on the TCPI associated with
the CDP shall be re-evaluated and reduced or eliminated during the review of the preliminary
plan. Impacts should be limited to those that are essential for the development of the site.

Prior to signature approval of the preliminary plan, a copy of the stormwater management
concept plan shall be submitted. The plan shall include the use of sheet flow buffers, vegetated
channels, and rooftop and non-rooftop disconnection to the fullest extent possible in addition to
other stormwater management techniques.
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At least 30 days prior to any Planning Board Hearing on the preliminary plan application, a
conceptual Habitat Protection and Management Program shall be submitted for approval with the
Preliminary Plan of Subdivision. The program shall include, but not be limited to:

a Hydrologic monitoring for aminimum of ayear prior to the issuance of the first grading
permit to establish a baseline of data, during construction, and post construction for the
following elements. water quality, benthic macroinvertebrate, hydrologic flow,

sedimentation.

b. Monitoring during construction for the following: sediment and erosion control measures,
stormwater management controls, special protection measures for rare, threatened and
endangered species habitat.

C. Monitoring of the rare, threatened and endangered species during and post-construction.

At least 30 days prior to any Planning Board Hearing on the first SDP application, a detailed
Habitat Protection and Management Program shall be submitted to be approved with the first
SDP which addresses specific implementation methodol ogies for the long-term protection and
assessment of the rare, threatened and endangered species habitat on this site. Prior to issuance of
the first grading permit, a minimum of one year of hydrologic monitoring data, as determined by
the program, shall be submitted, to establish a baseline for evaluation impacts to the RTE habitat
resulting for construction activities, and post development.

As part of the submission package for the first SDP, a plan and text shall be submitted that
addresses a sediment and erosion control protocol that is more stringent than the minimum
required. It shall include phasing of the site in such away that the erosion prevention and
sediment control mechanisms such as sediment basins stay in place until the last lot is built in the
phase. The plan shall incorporate additional control measures and inspections to ensure
maximum filtration of runoff and compl ete implementation of the plan. The package will be
reviewed by the Environmental Planning Section staff in coordination with the staff of the Soil
Conservation District.

Prior to certificate approval of the CDP, the TCPI shall be revised as follows:

a Add the following note: “The limits of disturbance shown on this plan are conceptual
and do not depict approval of any impacts to regulated features.”

b. Clearly identify the proposed master planned trails and show the associated width.

Prior to the issuance of any permits which impact wetlands, wetland buffers, streams or Waters of
the U.S., copies of al federal and state wetland permits, evidence that approval conditions have
been complied with, and associated mitigation plans shall be submitted to the Planning
Department.
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Prior to certification of the CDP, the Type | Tree Conservation Plan, TCPI/24/06, shall be revised
asfollows:

a Add the following note: “Woodland cleared within the PMA Preservation Area shall be
mitigated on-site at aratio of 1:1 for all impacts associated with development of the
subject parcels. Woodland cleared within the PMA for the construction of the master
planned roadway shall be mitigated in conformance with the standards of the Woodland
Conservation Ordinance.”

b. Revise note 1 asfollows: “This plan is conceptual in nature and is submitted to fulfill the
woodland conservation requirements of CDP-0506. The TCPI will be modified by a
TCP 1 in conjunction with the review of the Preliminary Plan of Subdivision and
subsequently by a Type Il Tree Conservation Plan (TCPI1) in conjunction with the
approval of a SDP and/or a grading permit application.”

C. Add the following note:* Reforestation and afforestation areas shall be delineated on-site
through the use of two-rail split-rail fences or some other permanent device that is
aesthetically compatible with the development. Fence locations and details shall be
specified on the Type |l TCP.”

d. Calculate all woodland on lots less than 20,000 square feet as woodland cleared, add lot
sizesto the plan, add atable calculating all woodland treatment areas, and label all areas
appropriately.

e Eliminate the use of a*“proposed tree line” and only use alimit of disturbance.

f. Show a continuous match-line for each match-line boundary on each sheet.

g. Show one continuous limit of disturbance for all areas proposed for development,

particularly the master planned roadway |ocated outside the eastern boundary of the site.

h. Remove the proposed structure from the parcel located north of Lot 1 Block G.

i. Show the conceptual clearing for ParcelsR and T.

j- Add the following note: “Prior to contract signing, the seller shall show the prospective
buyer a copy of this Type | Tree Conservation Plan or the subsequent Type Il Tree
Conservation Plan, whichever plan is most current and has received signature approval,
as required by CB-60-2005.”

K. Revise the worksheet as necessary.

l. Have the plans signed and dated by the qualified professional who prepared the plans.

Prior to signature approval of the preliminary plan, submit written authorization from the
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Department of Parks and Recreation for any woodland conservation provided on land to be
dedicated.

At the time of Specific Design Plan, the SDP and TCPII shall have the same sheet sections, sheet
key, and sheet order. The sheet key shall be placed on al sheets.

Prior to the issuance of the building permits for lots adjacent to planting areas, al afforestation
and associated fencing shall beinstalled. A certification prepared by a qualified professional may
be used to provide verification that the afforestation and fence installation have been compl eted.
It must include, at aminimum, photos of the afforestation areas and the associated fencing for
each lot, with labels on the photos identifying the locations and a plan showing the locations
where the photos were taken.

At least 30 days prior to Planning Board hearing for the preliminary plan, the TCPI associated
with that plan shall be revised to show the scenic easement with a minimum width of 40 feet
located outside of the ultimate right-of-way and exclusive of the public utility easement and
proposed master planned trail adjacent to the realigned Oak Grove Road.

At the time of Specific Design Plan, all planting within the scenic easement shall be native plant
material.

At time of final plat, a 40 foot-wide scenic easement shall be established adjacent to Oak Grove
Road and a note shall be placed on the final plat as follows:

“Qak Grove Road is adesignated Historic Road. The scenic easement described on this
plat is an area 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. Theremoval of hazardous trees, limbs, branches or trunks is allowed.”

The applicant shall dedicate 48+ acres of parkland to M-NCPPC, including the Collington Branch
and Black Branch Stream Valleys and 8.5 acres of developable land for active recreation as
shown on DPR Exhibit “A”.

The land to be conveyed to the M-NCPPC shall be subject to the conditions of attached Exhibit
13 B!l i

The applicant shall construct recreationa facilities on dedicated parkland typical for the
neighborhood park. The applicant shall develop the park devel opment concept plan and
incorporate into the preliminary plan of the subdivision. The concept plan shall be reviewed and
approved by DPR staff.

The applicant shall construct an eight-foot wide master plan hiker/biker trail along Collington
Branch Stream Valley and six-foot wide feeder trails to the development pods. The applicant
shall connect the section of the master planned trail in Locust Hill to the trailsin the Beech Tree
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and Woodside Village developments. The applicant shall construct any needed structure to
provide adry passage.

37. The applicant shall construct an eight-foot wide hiker/biker trail (extension from Oak Creek)
aong Black Branch Stream Valley and six-foot wide feeder trails to the development pods. The
applicant shall connect the master plan trail to the Oak Creek trail system. The applicant shall
construct any needed structures to provide a dry passage.

38. Prior to submission of the Specific Design Plan (SDP), the applicant shall develop detailed
construction drawings for park facilities and submit them to DPR for their review and approval,
prior to submission of the SDP.

39. All trails shall be constructed to assure dry passage. If wet areas must be traversed, suitable
structures shall be constructed. Designs for any needed structures shall be reviewed by DPR.

40. The handicapped accessibility of al trails shall be determined during SDP review.

41. The applicant shall allocate appropriate and developable areas for the private recreational
facilities on Home Owners Association (HOA) open space land. The private recreational facilities
shall be reviewed by the Urban Design Review Section of the DRD for adequacy and property
siting. The private recreational package shall be approved by Planning Board at the time of SDP.

42. The applicant shall provide suitable vehicular access to the parkland from realigned Oak Grove
Road at the location approved by DPR and DPW&T staff.

43. All additional accesses to the parkland from development pods shall be at least 30 feet wide.

44, The applicant shall work with the owners of Parcels 2 and 6 to realign the existing access
driveway and easement from Leyland Road to the properties on the north to minimize impacts to
the planned park. The final determination of the easement location shall be made at the time of
preliminary plan of subdivision.

BE IT FURTHER RESOLVED, that an appeal of the Planning Board's action must be filed with
the District Council of Prince George's County within thirty (30) days following the final notice of the
Planning Board's decision.

* * * * * * * * * * * * *

Thisisto certify that the foregoing is atrue and correct copy of the action taken by the Prince
George's County Planning Board of The Maryland-National Capital Park and Planning Commission on
the motion of Commissioner Squire, seconded by Commissioner Clark, with Commissioners Squire,
Clark, Eley and Vaughns voting in favor of the motion, and with Commissioner Parker absent at its
regular meeting held on Thursday, December 7, 2006, in Upper Marlboro, Maryland.

Adopted by the Prince George's County Planning Board this 4th day of January 2007.
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R. Bruce Crawford
Executive Director

By FrancesJ. Guertin
Planning Board Administrator
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