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THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

PRINCE GEORGE’S COUNTY PLANNING BOARD

STAFF REPORT

SUBJECT: Conceptual Site Plan CSP-15003
Type 1 Tree Conservation Plan TCP1-006-16
Recovery Centers of America, Melwood Road Facility

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

EVALUATION

This conceptual site plan application was reviewed and evaluated for compliance with the
following criteria:

a. The requirements of the Prince George’s County Zoning Ordinance in the Mixed-Use
Transportation-Oriented (M-X-T) Zone and site design guidelines;

b. The requirements of the Prince George’s County Woodland and Wildlife Habitat Conservation
Ordinance;

c. Other site plan-related regulations;

d. Referral comments.

FINDINGS

Based upon the evaluation and analysis of the subject application, the Urban Design Section
recommends the following findings:

I Request: A 85,733-square-foot, 120-bed group residential facility and medical facility for 64
patients a day for recovering alcoholics and drug addicts.
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Development Data Summary:

EXISTING PROPOSED
Zone M-X-T M-X-T
Use(s) Vacant group residential facility and
medical facility
Gross Acreage 68.6 68.6
Regulated Features Acreage  24.09 24.09
Net Developable Acreage 4451 4451
Square Footage 42,050% 85,733
Parcels 1 1

Note: *¥29,100 square feet existing on the property is to be removed. New building proposed to
measure approximately 72,783 square feet.

Floor Area Ratio (FAR) in the M-X-T Zone
Base Density Allowed 0.40 FAR

Residential 1.00 FAR
Total FAR Permitted 1.40 FAR
Total FAR Proposed .03 FAR

Location: The subject project is located on the eastern side of Melwood Road, approximately
2,600 feet north of its intersection with Pennsylvania Avenue (MD 4), within Planning Area 78
and Council District 8.

Surrounding Uses: The subject property is bounded to the north by vacant land and rural
residential development in the Residential Medium (R-M) and Rural Residential (R-R) Zones; to
the east by a powerline and single-family attached development in the R-R and
Residential-Agriculture (R-A) Zones; to the south by vacant land and rural residential
development in the R-A Zone and Melwood Road; and to the west by Melwood Road, vacant
land/ and rural residential development in the R-R Zone.

Previous Approvals: The site is subject of Special Exception SE-1103, approved by the Planning
Board on November 20, 1964, for an orphanage (German’s Orphans Home) and Special
Exception SE-2496, approved by the District Council on April 13, 1971. The site is also subject
to the 2007 Approved Westphalia Sector Plan and Sectional Map Amendment, which rezoned the
property from the R-A Zone to the M-X-T Zone. The site is also subject to Stormwater
Management Concept Approval No. 11758-2016-01, approved by the Department of Permitting,
Inspections and Enforcement (DPIE) on November 7, 2016 and valid until November 7, 2019.

Design Features

Site Design: The subject site proposed to be accessed from a single point along its Melwood
Road frontage via a long driveway. The driveway will lead to a one-way circle which will
provide a covered drop off point and some of the parking for the proposed three-story tall,
72,783-square foot building proposed to be utilized by the 120-bed group residential facility and
medical facility/outpatient clinic, which expects to serve approximately 64 outpatients each day.
Pedestrian accessibility is provided on the front and sides of the building and crossing Melwood
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Road at two points, with crosswalks, to provide access to the main parking lot and a walking path
planned to continue south of the site along Melwood Road. A patio is proposed to be provided
behind the building.

Existing Conditions: There are several existing, vacant, structures on the property. The largest
of the buildings, a 24,000-square foot building, is proposed to be removed and will provide the
site of the new building to be constructed for the group residential facility and medical facility.
Two of the smaller structures (a greenhouse and a pavilion) will be removed as part of the subject
project, though the following will remain:

. A one-story tall, 10,500-square-foot block building;
. A two-story tall, 1,200-square-foot frame building;
. A 200-square-foot shed;

. A 400-square-foot gazebo;

. A 650-square-foot stage;

Rights-of-way: There is a small area of land indicated to be dedicated on the far western portion
of the site for Master Planned Collector C-636. Melwood Road, which is adjacent to the site on
its western and a portion of the southern boundary, is shown to terminate in a cul-de-sac along the
most northern stretch of the site’s western boundary. Melwood Road is being converted to a trail
north of that proposed cul-de-sac.

Signage

A single ground-mounted sign is to be provided for the project in the circle provided for pick-up
and drop-off at the front entranceway for the project. The sign is proposed to be made of
aluminum and will be mounted between two columns, each with decorative capping and
illuminated lamps. Other signage for the site includes directional signage. Additionally, bike
signage is to be provided along Melwood Road.

Water and Sewer

A 20-foot-wide Washing Suburban Sanitary Commission (WSSC) easement for placement of a
15-inch sewer line is shown in the northern area of the site. Water and sewer lines are also shown
throughout the site. Two wells, noted to be utilized for irrigation only, are located on the site just
south of the proposed 72,783-square-foot building.

Environmental Features

Environmental features shown on the site include specimen, champion and historic trees,
regulated streams, buffers, forest stand boundaries, primary management area (PMA), Marlboro
clay outcrops, soil information and topography. See Finding 10(i) for a full discussion of the
environmental aspects of the subject project.

Architecture

The applicant has provided conceptual images of the proposed building showing several
alternatives. The three-story building is proposed to be primarily brick with stone on the
watertable, with a precast concrete sill and precast concrete band separating the fist from the
second story. The main entrance to the building is proposed to be either precast concrete or the
same stone that is used uniformly on the watertable. The main entrance is via double doors in a
two-story-high glazed area set in the decorative stone/or precast concrete. Light fixtures are to be
located on either side of the glazed area. A dormer, with two windows provides additional
emphasis on the main entranceway as it is located directly above it. Window pattern is regular
with six-over-six light windows utilized in a regular patter across each floor. The uppermost
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windows are placed on dormers which, like the windows, have a regular pattern across the front
facade.

Green Building and Sustainable Techniques

The applicant is using porous asphalt and bioswales in the stormwater management plan and
certain green building techniques in the architecture of the building such as, but not limited to,
light emitting diode (LED) lighting and high efficiency heating and ventilating air conditioning
(HVAC) systems. More information related to green building techniques will be provided at the
time of detailed site plan.

Though the applicant has provided extensive information regarding the design of the site, its
landscaping, the architecture proposed for the building, green building techniques and signage,
they are intended for illustrative purposes only at this time.

COMPLIANCE WITH EVALUATION CRITERIA

7. Zoning Ordinance: The subject application has been reviewed for compliance with the
following requirements of the Prince George’s County Zoning Ordinance:

a. The subject application is in conformance with the requirements of Section 27-547,
which governs uses in mixed-use zones.

(D) The proposed group residential facility and medical facility/outpatient services
are permitted uses in the M-X-T Zone.

(2) Section 27-547(d) provides standards for the required mix of uses for sites in the
M-X-T Zone as follows:

(d) At least two (2) of the following three (3) categories shall be included
on the Conceptual Site Plan and ultimately present in every
development in the M-X-T Zone. In a Transit District Overlay Zone,
a Conceptual Site Plan may include only one of the following
categories, provided that, in conjunction with an existing use on
abutting property in the M-X-T Zone, the requirement for two (2)
out of three (3) categories is fulfilled. The Site Plan shall show the
location of the existing use and the way that it will be integrated in
terms of access and design with the proposed development. The
amount of square footage devoted to each use shall be in sufficient
quantity to serve the purposes of the zone:

(1D Retail businesses;
(2) Office, research, or industrial uses;
3 Dwellings, hotel, or motel.

Comment: The submitted CSP proposes approximately 87,533 square feet for a
120-bed group residential facility and a medical facility for outpatient services
for 64 patients a day for recovering alcoholics and drug addict. The project is
permitted to include the single use pursuant Section 27-247(e) of the Zoning
Ordinance which provides:
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(e) For property placed in the M-X-T Zone by a Sectional Map
Amendment approved after October 1, 2006, and recommended for
mixed-use development in the General Plan, and a Master Plan, or
Sector Plan for which a comprehensive land use planning study was
conducted by Technical Staff prior to initiation, a Conceptual Site
Plan submitted for any property located in the M-X-T Zone may
include only one (1) of the above categories, provided that it
conforms to the goals, policies, and recommendations of the plan for
that specific portion of the M-X-T Zone.

Comment: More specifically, the subject project meets these requirements as it
was included in the 2007 Approved Westphalia Sector Plan and Sectional Map
Amendment for which a comprehensive land use study was conducted by
Technical Staff prior to initiation, it was recommended for mixed-use in the
General Plan, a CSP application was submitted for the project, and it conforms to
the goals, policies, and recommendations of the plan for its specific portion of the
M-X-T Zone.

Section 27-548, M-X-T Zone regulations, establishes additional standards for the
development in this zone. The CSP’s conformance with the applicable provisions is
discussed as follows:

(a) Maximum floor area ratio (FAR):

(1) Without the use of the optional method of development—0.40 FAR
(2) With the use of the optional method of development—S8.0 FAR

Comment: The proposed floor area ratio (FAR) for the subject development is 0.03,
within the limits set out above. The applicant is not proposing to use the optional method
of development or to seek any bonus incentives.

(b) The uses allowed in the M-X-T Zone may be located in more than one (1)
building, and on more than one (1) lot.

Comment: The conceptual site plan shows several different buildings but indicates that
the subject project is composed of a single parcel. Note that the language of this
requirement is precatory. Therefore, it is not a mandatory requirement and strict
conformance with it is not required.

(c) Except as provided for in this Division, the dimensions for the location,
coverage, and height of all improvements shown on an approved Detailed
Site Plan shall constitute the regulations for these improvements for a
specific development in the M-X-T Zone.

Comment: This requirement is not applicable since this application is for a CSP. The
subsequent DSP approval will provide regulations for the development on this property.

(d) Landscaping, screening, and buffering of development in the M-X-T Zone
shall be provided pursuant to the provisions of the Landscape Manual.
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Additional buffering and screening may be required to satisfy the purposes
of the M-X-T Zone and to protect the character of the M-X-T Zone from
adjoining or interior incompatible land uses.

Comment: The development is subject to the requirements of the 2010 Prince George's
County Landscape Manual (Landscape Manual). Additional buffering and screening may
be required to satisfy the purposes of the M-X-T Zone and to protect the character of the
M-X-T Zone from adjoining incompatible land uses at the time of DSP.

(e) In addition to those areas of a building included in the computation of gross
floor area (without the use of the optional method of development), the floor
area of the following improvements (using the optional method of building
of which they are a part: enclosed pedestrian spaces, theaters, and
residential uses. Floor area ratios shall exclude from gross floor area that
area in a building or structure devoted to vehicular parking and parking
access areas (notwithstanding the provisions of Section 27-107.01). The floor
area ratio shall be applied to the entire property which is the subject of the
Conceptual Site Plan.

Comment: The FAR for the proposed development of square feet on an acre site is 0.03,
which was calculated in accordance with the requirement.

$3) Private structures may be located within the air space above, or in the
ground below, public rights-of-way.

Comment: There are no private structures within the air space above, or in the ground
below public rights-of-way as part of this project. Therefore, this requirement is
inapplicable to the subject case.

(g) Each lot shall have frontage on, and direct vehicular access to, a public
street, except lots for which private streets or other access rights-of-way
have been authorized pursuant to Subtitle 24 of this Code.

Comment: The subject project consists of a single parcel and has frontage on, and direct
vehicular access to Melwood Road, which is a public street in accordance with this
requirement.

(h) Townhouses developed pursuant to a Detailed Site Plan for which an
application is filed after December 30, 1996, shall be on lots at least one
thousand eight hundred (1,800) square feet in size, and shall have at least
sixty percent (60%) of the full front facades constructed of brick, stone, or
stucco. In addition, there shall be no more than six (6) townhouses per
building group, except where the applicant demonstrates to the satisfaction
of the Planning Board or District Council, as applicable, that more than six
(6) dwelling units (but not more than eight (8) dwelling units) would create a
more attractive living environment or would be more environmentally
sensitive. In no event shall the number of building groups containing more
than six (6) dwelling units exceed twenty percent (20%) of the total number
of building groups in the total development, and the end units on such
building groups shall be a minimum of twenty-four (24) feet in width. The
minimum building width in any continuous, attached group shall be twenty
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(20) feet, and the minimum gross living space shall be one thousand two
hundred and fifty (1,250) square feet. For the purposes of this Subsection,
gross living space shall be defined as all interior building space except the
garage and unfinished basement or attic area. The minimum lot size,
maximum number of units per building group and percentages of such
building groups, and building width requirements and restrictions shall not
apply to townhouses on land any portion which lies within one-half (}2) mile
of an existing or planned mass transit rail station site operated by the
Washington Metropolitan Area Transit Authority and initially opened after
January 1, 2000. In no event shall there be more than ten (10) dwelling units
in a building group and no more than two (2) building groups containing ten
(10) dwelling units. For purposes of this section, a building group shall be
considered a separate building group (even though attached) when the angle
formed by the front walls of two (2) adjoining rows of units is greater than
forty-five degrees (45°). Except that, in the case of a Mixed-Use Planned
Community, there shall be no more than eight (8) townhouses per building
group, except when the applicant demonstrates to the satisfaction of the
Planning Board or District Council, as applicable, that more than eight (8)
dwelling units (but not more than ten (10) dwelling units) would create a
more attractive living environment or would be more environmentally
sensitive. In no event shall the number of building groups containing more
than eight (8) dwelling units exceed twenty percent (20%) of the total
number of building groups in the total development, and the end units on
such building groups shall be a minimum of twenty-four (24) feet in width.
The minimum building width in any continuous, attached group shall be
twenty-two (22) feet, and the minimum gross living space shall be one
thousand two hundred and fifty (1,250) square feet. For the purposes of this
Subsection, gross living space shall be defined as all interior building space
except the garage and unfinished basement or attic area. Garages may not
dominate the streetscape. Garages that are attached or incorporated into the
dwelling shall be set back a minimum of four (4) feet from the front facade
and there shall not be more than a single garage, not to exceed ten (10) feet
wide, along the front facade of any individual unit. Garages are preferred to
be incorporated into the rear of the building or freestanding in the rear yard
and accessed by an alley. Sidewalks are required on both sides of all public
and private streets and parking lots. At the time of Detailed Site Plan, the
District Council may approve a request to substitute townhouses, proposed
for development as condominiums, for multifamily dwellings that were
required as a condition of approval in a Conceptual Site Plan approved
prior to April 1, 2004. Such substitution shall not require a revision to any
previous plan approvals. Further, such townhouses are subject to all other
requirements of the Zoning Ordinance.

Comment: This subsection of the regulations for the M-X-T Zone is inapplicable to the
subject project as it does not involve the development of townhomes.

@

The maximum height of multifamily buildings shall be one hundred and ten
(110) feet. This height restriction shall not apply within any Transit District
Overlay Zone, designated General Plan Metropolitan or Regional Centers,
or a Mixed-Use Planned Community.
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Comment: This subsection of the regulations for the M-X-T Zone is inapplicable to the
subject project as it does not involve the development of multifamily buildings.

@) As noted in Section 27-544(b), which references property placed in the
M-X-T Zone through a Sectional Map Amendment approved after
October 1, 2006, and for which a comprehensive land use planning study
was conducted by Technical Staff prior to initiation, regulations for
Conceptual or Detailed Site Plans (such as, but not limited to density,
setbacks, buffers, screening, landscaping, height, recreational requirements,
ingress/egress, and internal circulation) should be based on the design
guidelines or standards intended to implement the development concept
recommended by the Master Plan, Sector Plan, or the Sectional Map
Amendment Zoning Change and any referenced exhibit of record for the
property. This regulation also applies to property readopted in the
M-X-T Zone through a Sectional Map Amendment approved after
October 1, 2006 and for which a comprehensive land use planning study was
conducted by Technical Staff prior to initiation of a concurrent Master Plan
or Sector Plan (see Section 27-226(f)(3) of the Zoning Ordinance).

Comment: This requirement does not apply to this CSP. The CSP has been reviewed for
conformance with the applicable regulations in the M-X-T Zone.

In accordance with Section 27-546(d), in addition to the findings required to approve a
CSP, the Planning Board shall make the following findings for projects in the
M-X-T Zone.

(1) The proposed development is in conformance with the purposes and other
provisions of this Division:

Comment: The purposes of the M-X-T Zone, as stated in Section 27-542(a), include the
following:

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

Comment: The subject project promotes the orderly redevelopment of a vacant
parcel. This project will enhance the economic status of the County and provide
an expanding source of desirable employment and living opportunities for its
citizens.

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

Comment: The project implements the vision of the 2007 Approved Westphalia
Sector Plan and Sectional Map Amendment (sector plan) by providing an
institutional use in a walkable community.

10 CSP-15003

10



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

Comment: The project proposes approximately 0.03 FAR on the subject
property.

4) To promote the effective and optimum use of transit and other
major transportation systems;

Comment: In a memorandum dated November 16, 2016, the Transportation
Planning Section stated that the subject plan conforms to the required findings for
a CSP in the M-X-T Zone from the standpoint of transportation. See Finding
10(c) for a more detailed discussion of that conformance.

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

Comment: The project is in conformance with this requirement due to its
residential character. There will be activity on the site 24-hours a day, seven days
a week, as a group residential facility. The outpatient services to be provided as
part of the project will create additional activity on the site, though that activity
will mainly be provided during workday hours.

(6) To encourage diverse land uses which blend together harmoniously;

Comment: The subject development is a residential facility, complemented by a
medical facility providing outpatient clinical services, fulfilling this purpose.

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

Comment: The CSP includes both uses in the same building, that are accessed
via the same entrance. The architecture of the proposed building creates a
dynamic functional relationship between the two and gives distinctive character
and identity to the project.

(8) To promote optimum land planning with greater efficiency through
the use of economies of scale and savings in energy beyond the scope
of single-purpose projects; .

Comment: The project proposes to house both the group residential facility and
medical facility for outpatient services in the same building and to use green
building techniques in its construction. Therefore, the project is more sustainable
and creates savings in energy in accordance with this requirement. This issue will
be further explored and defined at the time of detailed site plan.
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9 To permit a flexible response to the market; and

Comment: A current market demand for group residential homes and clinical
treatment for individuals recovering from drug addiction and alcoholism is great.
The subject group residential facility and a medical facility for outpatient
services will occupy approximately seven of the 68.6 acres on the site. The
balance of the site may be developed at a future date in response to other market
demand.

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

Comment: Though submitted with the subject application, the architecture for
the project will be approved with the detailed site plan for the project. A
preliminary review of the submitted architecture indicates that high standards, as
required, have been utilized in its design, in furtherance of this stated purpose of
the M-X-T Zone. However, the specific architecture for the project will be
reviewed at the time of DSP. A proposed condition in the Recommendation
section of this staff report would require that high standards be utilized to
evaluate the architecture at the time of DSP, in furtherance of this stated purpose
of the M-X-T Zone.

) For property placed in the M-X-T Zone through a Sectional Map
Amendment approved after October 1, 2006, the proposed development is in
conformance with the design guidelines or standards intended to implement
the development concept recommended by the Master Plan, Sector Plan, or
Sectional Map Amendment Zoning Change;

Comment: The subject property was rezoned to the M-X-T Zone by the 2007 Approved
Westphalia Sector Plan and Sectional Map Amendment, which rezoned the property from
the R-A Zone to the M-X-T Zone. There were no design guidelines or standards
prescribed for the property. As such, the development proposed in this CSP will be
subject to the applicable requirements of the M-X-T Zone, the conditions of prior
approvals, and the required findings for approval of a CSP in the Zoning Ordinance.

3 The proposed development has an outward orientation which either is
physically and visually integrated with existing adjacent development or
catalyzes adjacent community improvement and rejuvenation;

Comment: The proposed group residential facility and medical facility for an outpatient
clinic has an outward orientation in its building placement, which faces Melwood Road.
The proposed development is physically integrated with the existing adjacent
development by virtue of sidewalk connections and visually integrated by providing
attract views. The subject project will assist in catalyzing development of the Westphalia
Town Center located within walking distance of the subject project.

C)] The proposed development is compatible with existing and proposed
development in the vicinity;
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Comment: The subject project is compatible with existing development, which is
primarily residential in nature (large lot, single-family detached and townhouse) as it is
primarily a residential facility, though it is operated commercially. It is also similar to
some of the residential use in the area by locating on a much larger parcel, providing a
good proportion of green and open space. The proposed development will be compatible
with the proposed development in the area which includes both additional residential land
use and the Westphalia Town Center. It will be compatible with the Westphalia Town
Center as it will be connected by pedestrian and vehicular accessibility and in that the
Westphalia Town Center will provide certain commercial uses which will be available to
employees and clients of the proposed recovery center and medical facility.

(5) The mix of uses, and the arrangement and design of buildings and other
improvements, reflect a cohesive development capable of sustaining an
independent environment of continuing quality and stability;

Comment: The proposed group residential facility and medical facility will be one of the
uses that makes up the overall tapestry of the future Westphalia Town Center. The
proposed facility will be accessible and integrated with the greater mix of uses within
Westphalia by virtue of the planned vehicular and pedestrian connections throughout the
sector plan area.

(6) If the development is staged, each building phase is designed as a
self-sufficient entity, while allowing for effective integration of subsequent
phases;

Comment: The project is to be completed in a single phase. Therefore, this normally
required finding need not be made for the subject project.

(7 The pedestrian system is convenient and is comprehensively designed to
encourage pedestrian activity within the development;

Comment: A network of sidewalks in front of and on the sides of the buildings, leading
to two crosswalks across Melwood Road to the main parking facility on the opposite
side of the road, and connecting to the sidewalk along Melwood Road is shown on the
conceptual site plan. The pedestrian system will be further refined during preparation of
the detailed site plan to ensure convenient, safe and comprehensive pedestrian facilities
in accordance with this required finding.

(8) On the Detailed Site Plan, in areas of the development which are to be used
for pedestrian activities or as gathering places for people, adequate attention
has been paid to human scale, high quality urban design, and other
amenities, such as the types and textures of materials, landscaping and
screening, street furniture, and lighting (natural and artificial); and

Comment: A proposed condition in the Recommendation section of this staff report
would require that this requirement be met when a detailed site plan is approved for the
subject project.

® On a Conceptual Site Plan for property placed in the M-X-T Zone by a

Sectional Map Amendment, transportation facilities that are existing; that
are under construction; or for which one hundred percent (100%) of
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construction funds are allocated within the adopted County Capital
Improvement Program, or the current State Consolidated Transportation
Program, or will be provided by the applicant, will be adequate to carry
anticipated traffic for the proposed development. The finding by the Council
of adequate transportation facilities at the time of Conceptual Site Plan
approval shall not prevent the Planning Board from later amending this
finding during its review of subdivision plats.

Comment: In a memorandum dated November 16, 2016, the Transportation Planning
Section stated that the plan conforms with the required findings of adequacy from the
standpoint of transportation planning, provided certain conditions are placed on the
approval. Those conditions have been included in the Recommendation section of this
report. Therefore, this required finding may be made. See Finding 10(c).

(10)

On the Detailed Site Plan, if more than six (6) years have elapsed since a
finding of adequacy was made at the time of rezoning through a Zoning
Map Amendment, Conceptual Site Plan approval, or preliminary plat
approval, whichever occurred last, the development will be adequately
served within a reasonable period of time with existing or programmed
public facilities shown in the adopted County Capital Improvement
Program, within the current State Consolidated Transportation Program,
or to be approved by the applicant.

Comment: This requirement is to be evaluated at the time of approval of a DSP for this
project in accordance with its approved preliminary plan of subdivision.

(11)

On a property or parcel zoned E-I-A or M-X-T and containing a minimum
of two hundred fifty (250) acres, a Mixed-Use Planned Community including
a combination of residential, employment, commercial and institutional uses
may be approved in accordance with the provisions set forth in this Section
and Section 27-548.

Comment: The subject property measures 68.6 acres and, therefore, does not meet the
above acreage requirement. Further, it is not being developed as a mixed-use planned
community. Therefore, this otherwise required finding need not be made for the subject

project.

d. The CSP has been reviewed for conformance with the applicable site design guidelines
contained in Section 27-274 as follows:

)

(2)

Section 27-274(a)(A)(2), Parking, loading, and circulation, provides guidelines
for the design of surface parking facilities. Surface parking lots are encouraged to
be located to the rear or side of structures to minimize the visual impact of cars
on the site. In this case, the main parking facilities are going to be located near
the road but screened in accordance with this requirement to minimize the visual
impact of cars on the site.

In accordance with Section 27-274(a)(2)(B), loading areas should be visually
unobtrusive and loading for the commercial use should also be located to the side

of the building and be visually screened from public roadways. This issue will be
reviewed at the time of DSP.

14 CSP-15003

14



10.

3) In accordance with Section 27-274(a)(6)(A)(i), Site and Streetscape Amenities,
coordination of the design of light fixtures, benches, trash receptacles, bicycle
racks, and other street furniture will be required. A comprehensive review of
streetscape amenities will occur at the time of DSP.

In accordance with Section 27-574, the number of parking spaces required in the
M-X-T Zone is to be calculated by the applicant and submitted for Planning Board
approval at the time of DSP. Detailed information regarding the methodology and
procedures to be used in determining the parking ratio is outlined in Section 27-574(b).
The CSP is not required to include detailed parking information. At the time of DSP
review, adequate parking and loading will be required for the proposal.

Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance: The
property is subject to the provisions of the Woodland and Wildlife Habitat Conservation
Ordinance (WCO) because the property measures more than 40,000 square feet and contains
more than 10,000 square feet of existing woodland. The Environmental Planning Section has
reviewed the submitted plans for the project and recommended approval, with conditions. Those
conditions have been included in the Recommendation section of this staff report. Therefore, it
may be said that the subject project conforms to the applicable provisions of the WCO.

Other site plan-related regulations: Additional regulations are applicable to site plan review
that usually require detailed information, which can only be provided at time of DSP. The
discussion provided below is for information only:

a.

Prince George’s County Tree Canopy Coverage Ordinance: Subtitle 25, Division 3,
the Tree Canopy Coverage Ordinance(TCC), requires a minimum percentage of tree
canopy coverage on projects that require a grading permit. Properties that are zoned
M-X-T are required to provide a minimum of ten percent of the gross tract area of TCC.
As 68.6 acres are zoned M-X-T the required coverage would be 6.86 acres of required
tree canopy. Conformance to the requirements of the Tree Canopy Coverage Ordinance
will be ensured at the time of approval of a detailed site plan for the project.

2010 Prince George’s County Landscape Manual: This M-X-T development will be
subject to the requirements of the 2010 Prince George's County Landscape Manual
(Landscape Manual) at time of detailed site plan. Specifically, the site is subject to
Section 4.2, Requirements for Landscaped Strips along Streets, Section 4.3, Parking Lot
Requirements, Section 4.4, Screening Requirements, Section 4.7, Buffering Incompatible
Uses, and Section 4.9, Sustainable Landscaping Requirements, of the Landscape Manual.

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

Historic Preservation Section—In a memorandum dated August 5, 2016, the Historic
Preservation Section offered detailed information regarding the subject property, which
was established as “The Free School Farm” and the “Melwood Park Tract” in 1681.
Ownership of the properties was transferred over the years until 64.7 acres of the Free
School Farm tract was sold to be developed as an orphanage for children of German
ancestry in 196.
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That facility operated at the site until 1978, when 67.7 acres of the property was sold to
be operated as a substance abuse treatment center.

Regarding archeology, the Historic Preservation Section stated:

(1) That the probability of the subject property containing significant prehistoric
archeological resources is moderate to high; and

(2) Section 106 of the National Historic Preservation Act (NHPA) review may be
required if state or federal monies, or federal permits are required for a project.

In conclusion, the Historic Preservation Planning Section stated that, as the existing large
building which housed the orphanage and substance abuse treatment center is more than
50 years old, it should be documented before demolition to enhance understanding of
local midcentury architecture and development practices in Prince George’s County.
Additionally, to protect possible archeological resources on the property, a Phase 1
archeological investigation should be required for the project. Lastly, they concluded that
it should be determined if state or federal monies, or federal permits are required for the
project to determine if a Section 106 review will be required for the project.

Comments: Historic Preservation Section’s conditions proposed to address the above
concerns have been included in the Recommendation section of this report.

Community Planning Division—In a memorandum dated August 23, 2016, the
Community Planning Division stated that the application is consistent with the Plan
Prince George'’s 2035 Approved General Plan (Plan Prince George’s 2035) and in
conformance with the land use recommendations, and design policies and principles
intended to implement the development concepts recommended by the 2007 Westphalia
Approved Sector Plan and Sectional Map Amendment (sector plan). The Community
Planning Division stated that, although there are no specific recommendations for the
subject property, it is located in the Established Communities area of the Prince George’s
County Growth Policy Map in the General Plan which envisions established communities
having context-sensitive infill and low- to medium-density development. With respect to
the Westphalia Sector Plan, the Community Planning Division stated that the sector plan
rezoned the subject property from the Residential Agriculture (R-A) Zone to the
Mixed-Use-Transportation (M-X-T) Zone and identified no planning issues connected
with the subject project. ‘

Transportation—In a memorandum received November 16, 2016, the Transportation
Planning Section (TPS) offered the following review comments:

The site’s only frontage and access is on Melwood Road, a two-lane rural residential road
that is currently designated as scenic and historic. Pursuant to recommendations from the
2007 Approved Westphalia Sector Plan and Sectional Map Amendment, there are plans to
terminate the middle section of Melwood Road as a navigable road and convert it to a
trail. Approximately half of the property’s frontage on Melwood Road will be converted
to a trail, while the southern half will remain as a navigable road within a 60-foot
right-of-way. The proposed layout will provide adequate on-site circulation.
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Traffic Impact

The TPS anticipated that fewer than 50 trips would be generated during either peak hour,
consequently, a traffic study was not requested by the staff. However, the applicant has
provided the Transportation Planning Section with a traffic impact study (TIS) dated
November 10, 2016. Using data from this recent traffic analyses, the following results
were determined:

EXISTING CONDITIONS
. AM PM
Intersection
(LOS/CLV) (LOS/CLV)

Melwood Road & Woodyard Road

(MD 223) * 14.4 Seconds 11.9 Seconds

* Unsignalized intersections are analyzed using the Highway Capacity Software. The
results show the intersection delay measured in seconds/vehicle. A maximum delay
of 50 seconds/car is deemed acceptable.

The TIS included a number of background developments including the portion of the
Westphalia Town Center (Phase 1) that was approved with grandfathered trips. The
reconsidered Moore Property was also considered in the background analysis. The table
below shows the results:

BACKGROUND CONDITIONS
(Moore Property 2019 total peak hour with SHA approved geometry)
. AM PM
Intersection
(LOS/CLV) (LOS/CLYV)
Melwood Road & Woodyard
Road-Old Marlboro Pike Al LS

Regarding the total traffic scenario, the Transportation Planning Section applied trip
generation rates for Nursing Home (Beds — ITE-620) based on the Institute of
Transportation Engineer’s (ITE) Trip Generation Manual, 9th Edition. It was determined
that the proposed development will result in a trip generation of 35 (23 in, 12 out) AM
peak trips, and 43 (16 in, 27 out) PM peak trips. Based on this traffic projection, a third
analysis (total traffic) revealed the following results:

TOTAL CONDITIONS
(Moore Property 2019 total peak hour with SHA approved geometry)
Intersection AM PM
(LOS/CLV) (LOS/CLYV)
Melwood Road & Woodyard 285.8 seconds 420.4 seconds
Road-Old Marlboro Pike A/822 CI{] 300
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The results of the traffic analyses show that under total traffic, the critical intersection
will operate with a delay in excess of 50 seconds. Under the “Guidelines,” the
intersection can be evaluated using the CLV procedure even if the intersection is
un-signalized. Under that scenario, the intersection was reevaluated and the results are
found to be less than 1,150. Pursuant to the “Guidelines,” that level-of-service (LOS) is
deemed acceptable (see table above).

Master plan, right-of-way dedication

The property is located in an area where the development policies are governed by the
2009 Approved Countywide Master Plan of Transportation (MPOT), as well as the
Approved 2007 Approved Westphalia Sector Plan and Sectional Map Amendment
(Westphalia Sector Plan and SMA). One of the recommendations from the MPOT and
the Westphalia Sector Plan and SMA was the transition of portions of Melwood Road to
a trail. The section of Melwood Road along the site’s frontage is currently improved with
a two-lane residential road within a 30-foot right-of-way. The applicant is proposing to
widen the road along the property frontage, including the dedication of an additional 15
feet, and this is acceptable. Another masterplan recommendation is the construction of a
new collector road (C-636). The location of this proposed facility will impact the
northwestern corner of the subject property. TPS is therefore requesting dedication of the
portion of C-636 as depicted on the proposed preliminary plan.

TRANSPORTATION PLANNING SECTION FINDINGS

The application analyzed is a conceptual site plan for the construction of a 120-bed
treatment facility. This expanded development will be adding a net of 35 (23 in; 12 out)
AM peak-hour trips and 43 (16 in; 27 out) PM peak-hour trips. These rates were
determined by using the Institute of Transportation Engineer’s (ITE) Trip Generation
Manual, 9th Edition. This application represents an expansion to an existing facility that
was previously generating 7 AM and 9 PM peak trips.

The traffic generated by the proposed conceptual site plan would impact the intersection
of Melwood Road and Woodyard Road-Old Marlboro Pike.

The application is supported by previous traffic analyses (2016), for the Westphalia
Center, Moore Property Detailed Site Plan DSP-10017 project. The findings and
recommendations outlined below are based upon a review of these materials and analyses
conducted by the Transportation Planning Section, consistent with the “Guidelines.”

The subject property is located within the Transportation Service Area (TSA) 1, as
defined in the Plan Prince George's 2035 Approved General Plan. As such, the subject
property is evaluated according to the following standards:

a. Links and signalized intersections: Level-of-service (LOS) E, with signalized
intersections operating at a critical lane volume (CLV) of 1,600 or better;

b. Unsignalized intersections: The procedure for unsignalized intersections is not a
true test of adequacy, but rather an indicator that further operational studies need
to be conducted. A three-part process is employed for two-way stop-controlled
intersections: (a) vehicle delay is computed in all movements using the The
Highway Capacity Manual (Transportation Research Board) procedure; (b) the
maximum approach volume on the minor streets is computed if delay exceeds 50
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seconds, (c) if delay exceeds 50 seconds and at least one approach volume
exceeds 100, the CLV is computed. A two-part process is employed for all-way
stop-controlled intersections: (a) vehicle delay is computed in all movements
using The Highway Capacity Manual (Transportation Research Board)
procedure; (b) if delay exceeds 50 seconds, the CLV is computed. Once the CLV
exceeds 1,150 for either type of intersection, this is deemed to be an unacceptable
operating condition at unsignalized intersections. In response to such a finding,
the Planning Board has generally recommended that the applicant provide a
traffic signal warrant study and install the signal (or other less costly warranted
traffic controls) if deemed warranted by the appropriate operating agency.

Transportation Planning Section Conclusions

Based on the preceding findings, the Transportation Planning Section determines that the
plan conforms to the required findings for approval of the CSP from the standpoint of
transportation if the application is approved with the following proposed conditions:

1. Total development within the subject property shall be limited to uses which
generate no more than 35 AM peak-hour trips, 43 PM peak-hour trips. These
rates were determined by using the Institute of Transportation Engineer’s (ITE)
Trip Generation Manual, 9th Edition. Any development generating an impact
greater than that identified herein above shall require a new determination of the
adequacy of transportation facilities.

2. At the time of record plat, the applicant shall:
a. Dedicate 30 feet of right-of-way from the center line of Melwood Road.

b. Dedicate right-of-way for the proposed C-636 as depicted on the
proposed plan.

Subdivision—In comments received on November 3, 2016, the Subdivision Review
Section stated that a preliminary plan of subdivision (PPS) is required for the proposed
development of 72,783 square feet of a group residential facility and that one has been
applied for (4-16009) and will be heard by the Planning Board on December 1, 2016 with
the subject CSP. Further, the CSP is consistent with the PPS under review and that there
are no other subdivision review issues connected with the subject project.

Trails—In a memorandum dated September 26, 2016, the trails coordinator offered the
following comments regarding the subject project:

Two master plan trail recommendations impact the subject application, while another lies
just to the north of the subject site along a planned master plan road. The site’s frontage
along Melwood Road is a planned bikeway and a planned sidepath is proposed along
collector C-636, which crosses the northwest corner of the site. The MPOT includes the
following text regarding the planned bikeway along the scenic and historic Melwood
Road and the side path along C-636:

Melwood Road Legacy Trail: The facility will preserve segments of Melwood Road

within a green buffer as part of the Westphalia trails network. Where feasible, the road
alignment should be converted: into a trail corridor.
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Where Melwood Road provides access to existing residences, Melwood Road should be
designated as a shared-use bikeway (MPOT, page 36).

C-636 Shared-Use Side path: Provide a shared-use side path along this collector road
leading into the Westphalia Town Center. Where the road is part of the town center, wide
sidewalks and designated bike lanes may be appropriate (MPOT, page 36).

Comments: The portion of Melwood Road that fronts the subject site will be a
designated share-use bikeway and will continue to serve motor vehicles. Bikeway
signage is recommended along the site’s frontage at the time of Preliminary Plan.
Necessary frontage or safety improvements will be determined by the Department of
Permitting, Inspections and and Enforcement (DPIE). While it is unlikely that road
construction for the collector will be required, dedication for C-636 should be sufficient
to accommodate the planned side path. Roadway dedication will be addressed as part of
the concurrent Preliminary Plan application 4-16009. P-615 is just to north of the subject
site and does not impact the subject property.

The 2009 Approved Countywide Master Plan of Transportation (MPOT) reaffirms the
need for sidewalks as frontage improvements are made by including several policies
related to pedestrian access and the provision of sidewalks. The Complete Streets Section
includes the following policies regarding sidewalk construction and the accommodation
of pedestrians and provision of complete streets:

Policy 1:
Provide standard sidewalks along both sides of all new road construction within the
Developed and Developing Tiers.

Policy 2:

All road frontage improvements and road capital improvement projects within the
developed and

Developing Tiers shall be designed to accommodate all modes of transportation.
Continuous sidewalks and on-road bicycle facilities should be included to the extent
feasible and practical.

Comment: Consistent with the complete street policies of the MPOT, walkways and
sidewalks are reflected on the conceptual site plan, including one sidewalk connecting the
proposed building with the public right-of-way. A sidewalk also connects the parking lot
with the building entrance. No additional sidewalk connections are recommended at this
time.

There are no master plan trails recommendations for the subject application. The
provision of bikeway signage along Melwood Road and roadway dedication along C-636
will be addressed via concurrent Preliminary Plan application 4-16009.

Parks—At the time of the writing of this staff report, the Department of Parks did not
provide comment regarding the subject project.

Public Facilities—In a revised memorandum dated November 1, 2016, the Special
Projects Section stated that they had reviewed the subject application for public facility
adequacy and found that the proposed development would have no impact on existing
adequate public facilities.
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Environmental—In a memorandum dated November 16, 2016, the Environmental
Planning Section (EPS) offered the following:

Grandfathering

The project is subject to the environmental regulations contained in Subtitles 24, 25, and
27 that came into effect on September 1, 2010 and February 1, 2012 thereby the project is
required to have a new preliminary plan approval.

Site Description

This 68.60-acre site in the M-X-T Zone is located on Melwood Road, approximately
one-mile north of its intersection with Pennsylvania Avenue (MD 4). A review of the
available information indicates that streams, 100-year floodplain and steep slopes are
found to occur on the property. The predominant soils found to occur according to the US
Department of Agriculture (USDA) Natural Resource Conservation Service (NRCS)
Web Soil Survey (WSS) include the Adelphia-Holmdel complex, Dodon fine sandy
loam, Marr-Dodon complex and Westphalia-Dodon soils series. According to available
mapping information, Marlboro clay does not occur on or in the vicinity of this property.
However, a small area of Marlboro Clay-Evaluation Area is located in the northwest
corner of the property. There are Forest Interior Dwelling Species (FIDS) habitat mapped
on-site. According to information obtained from the Maryland Department of Natural
Resources Natural Heritage Program, there are no rare, threatened, or endangered species
found to occur on or in the vicinity of this property. The site has four stream systems that
drain to the north towards Cabin Branch, which is part of the Western Branch watershed,
then to Western Branch and then to the Patuxent River basin. The site has frontage on
Melwood Road which is not identified as a master plan roadway. Melwood Road is not a
traffic noise generator and noise will not be regulated. A designation of scenic - historic
roadway has been identified along this section of Melwood Road. The site is located
within the are covered by the 2009 Westphalia Approved Sector Plan and Sectional Map
Amendment. The site is located within the Environmental Strategy Area 2 (formerly the
Developing Tier) of the Regulated Environmental Protection Areas Map as designated by
Plan Prince George's 2035 Approved General Plan. According to the 2005 Approved
Countywide Green Infrastructure Plan, the site contains Regulated areas, Evaluation
areas, and Network Gap areas.

Plan Prince George’s 2035 Approved General Plan

After the current application was submitted, a new General Plan was adopted by the
District Council. The site is now located within the Established Communities Area of the
Growth Policy Map and Environmental Strategy Area 2 (formerly the Developing Tier)
of the Regulated Environmental Protection Areas Map as designated by Plan Prince
George's 2035 Approved General Plan (Plan Prince George’s 2035).

Conformance Finding for 2010 Approved Water Resources Functional Master Plan
The 2010 Approved Water Resources Functional Master Plan contains policies and
strategies related to the sustainability, protection and preservation of drinking water,
stormwater, and wastewater systems within the county, on a county wide level. These
policies are not intended to be implemented on individual properties or projects and
instead will be reviewed periodically on a countywide level. As such, each property
reviewed and found to be consistent with the various countywide and area master plans,
county ordinances for stormwater management, floodplain and woodland conservation,
and programs implemented by the Prince George’s County Department of Permitting,
Inspections & Enforcement, Prince George’s County Department of Health, Prince
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George’s County Department of Environmental Resources, Prince George’s Soil
Conservation District, Maryland-National Park and Planning Commission and
Washington Suburban Sanitary Commission are also deemed to be consistent with this
master plan.

Environmental Issues Addressed in the Westphalia Sector Plan

The subject property is located in the area covered by the 2007 Westphalia Approved
Sector Plan and Sectional Map Amendment (sector plan). The following are four policies
of the sector plan that relate to the Environmental Infrastructure on the subject property:

Policy 1. Protect, preserve, and enhance the identified green infrastructure network
within the Westphalia sector planning area.

The site contains all three (Regulated, Evaluation and Network Gap) designated network
areas of the Countywide Green Infrastructure Plan. As part of the proposed application
the existing on-site building will be removed and a new building and parking area will be
constructed in the same location. The impact area is located within Network Gap area and
outside the Green Infrastructure Plan area. Minor tree clearing is proposed with the
Network Gap area.

Policy 2. Restore and enhance water quality of receiving streams that have been
degraded and preserve water quality in areas not degraded.

a. Remove agricultural uses along streams and establish wooded stream
buffers where they do not currently exist.

b. Require stream corridor assessments using Maryland Department of
Natural Resources protocols and include them with the submission of a
natural resource inventory as development is proposed for each site. Add
stream corridor assessment data to the countywide catalog of mitigation
sites.

c. Coordinate the road network between parcels to limit the need for stream
crossings and other environmental impacts. Utilize existing farm crossings
where possible.

d. Encourage shared public/private stormwater facilities as site amenities.

e, Ensure the use of low-impact development (LID) techniques to the fullest
extent possible during the development review process with a focus on the
core areas for use with bioretention and underground facilities

The site does not currently contain agricultural uses.

The TCP1 shows four on-site stream systems. A stream located just west of the proposed
development will be impacted for a stormwater management pipe and outfall structure.
This outfall disturbance is required to convey the stormwater safely to the on-site water
course. Grading and woodland clearing for the impact will be minimized to the fullest
due to the adjacent steep slopes. There is an existing building within the on-site stream
buffer that is required to have water and sewer services. Impacts for this utility line
disturbance will be in an un-wooded area.
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There is 1.91 acres of on-site woodlands to be cleared and the remaining 9.68 acres will
be placed in preservation. None of the other on-site regulated environmental features are
proposed to be impacted as part of this application.

The plan proposes that stormwater management will be provided through the use of three
bio-retention facilities and two bio-swales. The TCPI does show the proposed treatment
areas of the seven bioretention facilities. A copy of the approved stormwater concept
approval plan was provided with this application. The site has a Stormwater Management
Concept approval letter (11758-2016-00). The concept approval expired July 15, 2016.
The site will not be required to pay a stormwater management fee towards providing
on-site attenuation/quality control measures.

Policy 3. Reduce overall energy consumption and implement more environmentally
sensitive building techniques.

a. Encourage the use of green building techniques that reduce energy
consumption. New building designs should strive to incorporate the latest
environmental technologies in project buildings and site design. As
redevelopment occurs, the existing buildings should be reused and
redesigned to incorporate energy and building material efficiencies.

b. Encourage the use of alternative energy sources such as solar, wind and
hydrogen power. Provide public examples of uses of alternative energy
sources.

The plan proposes to remove an existing group residential facility and replace in the same
location another improved group residential facility. The use of environmentally sensitive
building techniques should be considered as part of this development.

Policy 4. Plan land uses appropriately to minimize the effects of noise from Andrews
Air Force Base and existing and proposed roads of arterial classification and higher.

a. Limit the impacts of aircraft noise on future residential uses through the
judicious placement of residential uses.

b. Restrict uses within the noise impact zones of Andrews Air Force Base to
industrial and office use.

c. Evaluate development proposals using Phase I noise studies and noise
models.
d. Provide for adequate sethbacks and/or noise mitigation measures for projects

located adjacent to existing and proposed noise generators and roadways of
arterial classification or greater.

e. Provide for the use of appropriate attenuation measures when noise issues
are identified.

The property has an existing group residential facility on-site. This application is to
replace the current facility in the same location with another improved group residential
facility.
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The site is not located within any noise impact areas associated with Andrews Air Force
Base. Melwood Road is not considered a noise generator.

Environmental Review

Natural Resource Inventory/Environmental Features

An approved Natural Resource Inventory, NRI-090-05-01, in conformance with the
environmental regulations that became effective September 1, 2010 was submitted with
the application. The sitecontains regulated environmental features (steep slopes, streams,
floodplains or their associated buffers). After a further review by the applicant’s
consultant, one specimen tree (ST-35) a 35-inch Southern Red Cedar was determined to
be measured and identified inaccurately. A revised NRI has been submitted and approved
showing the change. Specimen Tree #35 (ST-35) is now identified as a Leyland Cypress
tree measuring 26.7 inches DBH.

Woodland Conservation

The site is subject to the provisions of the Prince George’s County Woodland and
Wildlife Habitat Conservation Ordinance (WCO) because the property is greater than
40,000 square feet in size and it contains more than 10,000 square feet of existing
woodland. The site contains a total of 50.35 acres of woodlands and 2.35 acres of wooded
floodplain. The site has a woodland conservation threshold of 9.94 acres, proposes to
clear 1.91 acres of woodland with a total requirement of 10.42 acres. The TCP1 proposes
to meet the requirement with on-site preservation (9.68

ac.) and specimen tree preservation credit (4.81 ac.).

Minor revisions are required to the TCP1. The labeling in areas that are located over the
“woodland areas-not counted” is difficult to read. Revise the label letter size to better
visibly discern the label wording. Remove Specimen Tree#35 from the specimen tree
chart.

Primary Management Area (PMA) Impacts

Section 27-273(e) (15) of the Zoning Ordinance requires that all CSP applications
include: “A statement of justification describing how the proposed design preserves and
restores the regulated environmental features fully possible.” A statement of justification,
including an impact exhibit plan, was stamped as received by EPS on October 27, 2017,
and reviewed as part of this application.

Section 27-274(a)(5)(B) of the Zoning Ordinance states that for all CSP applications:
“The application shall demonstrate the preservation and/or restoration of the regulated
environmental features in a natural state to the fullest extent possible in accordance with
the requirement of Subtitle 24-130 (b)(5).”

Section 24-130(b)(5) of the Subdivision Regulations states: “Where a property is located
outside the Chesapeake Bay Critical Areas Overlay Zones the preliminary plan and all
plans associated with the subject application shall demonstrate the preservation and/or
restoration of regulated environmental features in a natural state to the fullest extent
possible consistent with the guidance provided by the Environmental Technical Manual
established by Subtitle 25. Any lot with an impact shall demonstrate sufficient net lot
area where a net lot area is required pursuant to Subtitle 27, for the reasonable
development of the lot outside the regulated feature. All regulated environmental features
shall be placed in a conservation easement and depicted on the final plat.”
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Impacts to the regulated environmental features should be limited to those that are
necessary for the development of the property. Necessary impacts are those that are
directly attributable to infrastructure required for the reasonable use and orderly and
efficient development of the subject property or are those that are required by County
Code for reasons of health, safety, or welfare. Necessary impacts include, but are not
limited to, adequate sanitary sewerage lines and water lines, road crossings for required
street connections, and outfalls for stormwater management facilities. Road crossings of
streams and/or wetlands may be appropriate if placed at the location of an existing
crossing or at the point of least impact to the regulated environmental features.
Stormwater management outfalls may also be considered necessary impacts if the site has
been designed to place the outfall at a point of least impact. The types of impacts that can
be avoided include those for site grading, building placement, parking, stormwater
management facilities (not including outfalls), and road crossings where reasonable
alternatives exist. The cumulative impacts for the development of a property should be
the fewest necessary and sufficient to reasonably develop the site in conformance with
County Code. Impacts to regulated environmental features must first be avoided and then
minimized.

The statement of justification and associated exhibits reflect two (2) proposed impacts to
regulated environmental features associated with the proposed redevelopment. According
to the approved NRI, the 68.60-acre site contains a total of 21.62 acres of existing PMA.

Impact #1

Outfall—This request totals 2,057 square feet and is for the installation of a stormwater
Management outfall. This disturbance of PMA will disturb wooded waters of the United
States and stream buffer areas. The statement of justification indicates that this impact is
for a stormwater outfall to have proper out flow of the stormwater to prevent erosion. The
location of the outfall is set by the location of the stormwater management facilities. The
proposed outfall location is within steep slopes until the slopes flatten out at the banks of
an on-site stream system. Stone will be placed at the outfall location and clearing and
grading of the wooded slopes will be minimized. Staff supports the proposed impact for
stormwater outfall location of Impact 1.

Avoidance/Minimization Analysis

The locations of the proposed stormwater management structures determine where the
outfall disturbance should be located. The development is located within an open area on
top of a ridge and the down slope surrounding areas are steep and wooded. The applicant
determined that the proposed location of the stormwater facilities would cause the least
amount of grading and clearing of woodlands for the stormwater outfall construction.

Impact #2

Utilities—This request totals 626 square feet and is for the installation of water and
sewer service to an existing building. Currently, this building is not serviced by water and
sewer and is required to be connected. This utility impact will occur within a maintained
lawn area of stream buffer. Staff supports this proposed impact.

Avoidance/Minimization Analysis
There is an existing building that has no utilities. The utilities will be brought to the
building in the front of the site in an existing open area.
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Summary

The applicant is only requesting two impacts at this time, but it should be noted that a
water line may be proposed in the future that would enter the site from the Marlboro
Ridge subdivision located on the east side of the subject site. Per discussion with the
applicant, this water line is to be constructed using the jack-n-bore technique and cross
several stream systems to get to the proposed on-site building. A further review of this
impact will be completed when more information is supplied during the Detail Site Plan
review.

Recommended Finding

Based on the level of design information available at the present time, and the
Environmental Planning Section’s exhibit, the regulated environmental features on the
subject property have been preserved and/or restored to the fullest extent possible based
on the limits of disturbance shown on the impact exhibits and as conditioned. The
impacts are for a stormwater management outfall and utilities.

Soils

The predominant soils found to occur on-site, according to the US Department of
Agriculture (USDA)Natural Resource Conservation Service (NRCS) Web Soil Survey
(WSS), are the Adelphia-Holmdel complex, Dodon fine sandy loam, Marr-Dodon
complex and Westphalia-Dodon soils series. According to available mapping
information, Marlboro clay does not occur on or in the vicinity of this property; however,
small area of Marlboro Clay-Evaluation Area is located in the northwest corner of the
property. Currently, no impacts are proposed near the Marlboro Clay-Evaluation Area.
The county may require a soils report in conformance with CB-94-2004 during the
building permit process review if works is ever proposed within this Evaluation Area.
This information is provided for the applicant’s benefit.

Stormwater Management

An approved Stormwater Management Concept plan and approval letter was submitted
with the subject application (Concept approval 11758-2016-01, dated

November 7, 2016). Proposed stormwater management features include two bio-swales
and three mico-bioretention facilities. The concept approval expires November 7, 2019.
The site will not be required to pay a stormwater management fee towards providing on-
site attenuation/quality control measures. No further information pertaining to stormwater
management is required.

Noise

The site has frontage on Melwood Road which is not identified as a master plan roadway.
Melwood Road is not a traffic noise generator and noise will not be regulated in this
subject application.

Comment: EPS’s proposed additional finding has been included herein and EPS’s
proposed conditions have been included in the Recommendation section of this report in
order to address the issues raised above.

Prince George’s County Fire Department—At the time of the writing of this staff
report, the Fire Department did not provide comment regarding the subject project.

Department of Permitting, Inspections and Enforcement (DPIE)—In a memorandum
dated August 26, 2016, DPIE offered numerous comments that will be addressed through
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their separate permitting process. Regarding stormwater management, DPIE stated that
the proposed site plan is consistent with the approved Stormwater Management Concept
Plan No. 11758-2016-01.

Prince George’s County Police Department—At the time of the writing of this staff
report, the Police Department did not provide comment regarding the subject project.

Prince George’s Health Department—In a memorandum dated November 2, 2016, the
Prince George’s Health Department offered the following comments included in
boldface type below, followed by staff comment:

(1) Plans for the construction of the proposed Recovery Center must be reviewed and
approved by the Maryland Department of Health and Mental Hygiene and the
applicant must also apply for a permit to operate the facility from the State Office
of Health Care Quality — contact 410-402-8201.

Comment: This information has been provided to the applicant and the required
approval and permit are triggered at later stages of the development review process.

2) The applicant must submit plans for the proposed food facility and apply to
obtain a Health Department Food Service Facility permit through the Department
of Permits, Inspections and Enforcement (DPIE).

Comment: This information has been transmitted to the applicant.

3) At the Detailed Site Plan submittal, specify that the LED lighting shall be yellow
tinted. Studies show that LEDs with a strong bluish tint, which appears white to
the naked eye, interferes with the production of the hormone melatonin, causing
sleep disorders in humans.

Comment: A proposed condition in the Recommendation section of this report would
require that, when a detailed site plan is reviewed for the subject project, yellow tinted
Low Emitting Diode (LED) lighting will be required in accordance with the above.

(4) Scientific research has demonstrated that a high-quality pedestrian environment
can support walking both for utilitarian purposes and for pleasure, leading to
positive health outcomes. The statement of justification indicates that the project
will provide for pedestrian access to the site by residents of the surrounding
community in the course of the development of the Westphalia Town
Center/Parkside projects.

Comment: Sidewalks are provided for pedestrian accessibility in front of and around the
sides of the proposed building and leading to two crosswalks across Melwood Road to
the parking facility provided on the opposite side of Melwood Road and to the sidewalk
along Melwood Road heading in a southern direction, eventually connecting to the
Westphalia Town Center and Parkside developments, supporting the positive health
outcomes noted above,

(5) Research shows that access to public transportation can have major health

benefits. It can be good for connectedness and walkability. Indicate on the plans
public transportation access to the facility.
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Comment: A proposed condition in the Recommendation section of this report requires
that, prior to certificate approval, the applicant indicate on the plans public transportation
access to the facility, if any exists.

(6) There is an increasing body of scientific research suggesting that community
gardens enhance nutrition and physical activity and promote the role of public
health in improving quality of life. The developer should consider setting aside
space for a community garden.

Comment: This information has been transmitted to the applicant and a proposed
condition in the Recommendation section of this report, would require consideration of
the inclusion of a community garden in the subject project at time of detailed site plan
review.

N The property is located in an area designated under the County’s Water and
Sewer Plan in Category 3. The current availability of public sewer is evident;
however, the public water supply is not readily available. The developer should
confirm intent to extend the public water line to the project. In order to develop
the project on an individual private well system, a legislative amendment to the
2008 Water and Sewer Plan would have to be granted for a change to Category
6.

Comment: It appears that waterlines are shown on the subject CSP which should provide
adequate confirmation that the developer intends to extend the public water line to the
project.

(8) During the construction phases of this project, no dust should be allowed to cross
over property lines and impact adjacent properties. Future plans should indicate
intent to conform to construction activity dust control requirements as specified
in the 2011 Maryland Standards and Specifications for Soil Erosion and
Sediment Control.

Comment: A proposed condition in the Recommendation section of this report would
require that, at time of detailed site plan, the applicant include a general note on the plan
stating his intent to conform to the above stated requirements regarding dust control

) During the construction phases of this project, no noise should be allowed to
adversely impact activities on the adjacent properties. Future plans should
indicate intent to conform to construction activity noise control requirements as
specified in Subtitle 19 of the Prince George’s County Code.

Comment: A proposed condition in the Recommendation section of this report would
require that, at time of detailed site plan, that the applicant include a general not on the
plan stating his intent to conform to the above-stated requirements regarding noise
control.

Maryland State Highway Administration—In an e-mail dated November 15, 2016, the

Maryland State Highway Administration indicated that they were “ok” with the project as
no work was planned in the Maryland State Highway Administration right-of-way.
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11.

n. Verizon—At the time of the writing of this staff report, Verizon did not provide
comment regarding the subject project.

0. PEPCO (Potomac Electric Power Company)—At the time of the writing of this staff
report, PEPCO did not provide comment regarding the subject project.

p. Westphalia Sector Development Review Council—At the time of the writing of this
staff report, the Westphalia Sector Development Review Council did not provide
comment regarding the subject project.

Based on the foregoing and as required by Section 27-276(b)(1) of the Zoning Ordinance, the
CSP will, if approved with the proposed conditions below, represent a most reasonable alternative
for satisfying the site design guidelines without requiring unreasonable costs and without
detracting substantially from the utility of the proposed development for its intended use.

12. Section 27-276(b)(4) of the Zoning Ordinance provides the following required finding for
approval of a CSP:
4 The plan shall demonstrate the preservation and/or restoration of the regulated
environmental features in a natural state to the fullest extent possible.
Comment: In a memorandum dated November 16, 2016, the Environmental Planning Section
stated that this required finding may be made for the subject project.
RECOMMENDATION

Based upon the foregoing evaluation and analysis, the Urban Design staff recommends that the

Planning Board adopt the findings of this report and APPROVE Conceptual Site Plan CSP-15003 and

Type 1 Tree Conservation Plan TCP1-006-16 for Recovery Centers of America, Melwood Road Facility,

subject to the following conditions:

1.

Prior to certificate approval of the conceptual site plan (CSP), the following revisions shall be
made to the plans and additional specified material be submitted:

a. The plans shall be revised so as to consistently refer to the square footage of the proposed
building as 72,783 square feet.

b. The applicant shall indicate public transportation routes to the proposed facility, if any
exist in the vicinity of the subject project.

¢ The type 1 tree conservation plan shall be revised as follows:

(N Revise the labeling located over the “woodland areas-not counted” to an easier
and visibly discerning label wording.

(2) Remove Specimen Tree #35 (ST-35) from the specimen tree chart.
(3) Have the revised plan signed and dated by the qualified professional who

prepared it.
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Prior to approval of a DSP for the project, the following shall be ensured:

a.

£

Those areas of the development which are to be used for pedestrian activities or as
gathering places for people, adequate attention has been paid to human scale, high-quality
urban design, and other amenities, such as the types and textures of materials,
landscaping and screening, street furniture, and lighting (natural and artificial).

Total development within the subject property shall be limited to uses which generate no
more than 28 AM peak-hour trips, 34 PM peak-hour trips. These rates were determined
by using the Institute of Transportation Engineer’s (ITE) Trip Generation Manual, 9th
Edition. Any development generating an impact greater than that identified herein above
shall require a new determination of the adequacy of transportation facilities.

The light emitting diode (LED) lighting shall be specified as yellow-tinted.

Consideration shall be given to the inclusion of a community garden in the subject
project.

During the grading/construction phases of the project, the applicant intends to conform to
dust control requirements as specified in 2011 Maryland Standards and Specifications for
Soil Erosion and Sediment Control and the construction noise control requirements as
specified in the Code of Maryland Regulations.

High standards shall be utilized to evaluate the architecture.

Prior to approval of the preliminary plan, Phase I (Identification) archeological investigations,
according to the Planning Board’s Guidelines for Archeological Review (May 2005), are required
on the above-referenced property to determine if any cultural resources are present. Evidence of
M-NCPPC concurrence with the Final Phase 1 Report and recommendations is required prior to
signature approval of the preliminary plan.

Upon receipt of the report by the Planning Department, if it is determined that potentially
significant archeological resources exist in the project area, prior to Planning Board approval of
the final plat, the applicant shall provide a plan for:

a.

b.

Evaluating the resource at the Phase II level, or
Avoiding and preserving the resource in place.

If a Phase II and/or Phase III archeological evaluation or mitigation is necessary, the
applicant shall provide a final report detailing the Phase II and/or Phase III investigations
and ensure that all artifacts are curated in a proper manner, prior to any ground
disturbance or the approval of any grading permits.

Prior to the approval of the final/record plat:

a.

The applicant and the applicant’s heirs successors, and/or assignees, shall provide a plan
for any interpretive signage to be erected and public outreach measures (based on the
findings of the Phase I and Phase II archeological investigations). The location and
wording of the signage and the public outreach measures shall be subject to approval by
the M-NCPPC staff archeologist as designee of the Planning Board.
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The plan shall include the timing for the installation of the signage and the
implementation of public outreach measures.

The applicant shall dedicate 30 feet of right-of-way from the center line of Melwood
Road.

The applicant shall dedicate right-of-way for the proposed C-636 as depicted on the
conceptual site plan.

The following note shall be placed on the final plat of subdivision:

“This development is subject to restrictions shown on the approved Type 1 Tree
Conservation Plan (TCP1-00616), or as modified by the Type 2 Tree Conservation Plan,
and precludes any disturbance or installation of any structure within specific areas.
Failure to comply will mean a violation of an approved Tree Conservation Plan and will
make the owner subject to mitigation under the Woodland and Wildlife Habitat
Conservation Ordinance. This property is subject to the notification provisions of
CB-60-2005. Copies of all approved Tree Conservation Plans for the subject property are
available in the offices of the Maryland-National Capital Park and Planning Commission,
Prince George’s County Planning Department.”

A conservation easement shall be described by bearings and distances. The conservation
easement shall contain the delineated primary management area except for any approved
impacts and shall be reviewed by the Environmental Planning Section as designee of the
Planning Board prior to approval of the final plat. The following note shall be placed on
the plat:

“Conservation easements described on this plat are areas where the installation of
structures and roads and the removal of vegetation are prohibited without prior written
consent from the M-NCPPC Planning Director or designee. The removal of hazardous
trees, limbs, branches, or trunks is allowed.”

Prior to the demolition of the main structure on the property, constructed as the German Orphan
Home of Washington, DC in 1965, the building shall be documented through the completion of a
Maryland Inventory of Historic Property (MIHP) form according to Maryland Historical Trust
(MHT) standards by a qualified 36CFR60 consultant. The draft and final MIHP form shall be
reviewed and approved by Historic Preservation Commission staff prior to submittal by the
applicant to the Maryland Historical Trust.

Prior to certification of the DSP, and prior to certificate approval of the TCP2 for this property:

a.

Pursuant to Section 25-122(d)(1)(B), all woodland preserved, planted, or regenerated
on-site shall be placed in a woodland conservation easement recorded in land records and
the liber/folio of the easement shall be indicated on the TCP2. The following note shall
be placed on the TCP2:

“Woodlands preserved, planted, or regenerated in fulfillment of woodland conservation
requirements on-site have been placed in a woodland and wildlife habitat conservation
easement recorded in the Prince George’s County Land Records at Liber

Folio . Revisions to this TCP2 may require a revision to the recorded easement.”
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b. Development shown on the DSP and Type 2 Tree Conservation Plan shall be in
conformance with an approved Type 1 Tree Conservation Plan (TCP1-006-16).

Prior to the issuance of any permits which impact wetlands, wetland buffers, streams or Waters of
the U.S., the applicant shall submit copies of all federal and state wetland permits, evidence that
approval conditions have been complied with, and associated mitigation plans.
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' THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Prince George’s County Planning Department (301) 952-3680
Historic Preservation Section www.mncppc.org
August 5, 2016
MEMORANDUM
TO: Ruth Grover, Planner Coordinator

Urban Design Section
Development Review Division

FROM: Howard Berger, Supewisoﬁ%b ‘ E
Jennifer Stabler, Archeology Planner Coordinator
Thomas Lester, Principal Planning Technician \€L~
Historic Preservation Section
Countywide Planning Division

SUBJECT: CSP-15003, Recovery Centers of America Melwood Road Facility

The subject property comprises 68.6 acres located one mile north of the intersection of MD Route
4 and Melwood Road in Upper Marlboro, Maryland. This application proposes the construction of a
group residential facility in the M-X-T Zone.

Findings

I The subject property is located on a tract of land called The Free School Farm, patented by
Francis Swinsen on March 8, 1681. Thomas Holdsworth acquired The Free School Farm and then
conveyed 218 acres of the tract to William Digges in 1717. William Digges owned the adjoining
Melwood Park tract. The Free School Farm tract was cultivated along with the Melwood Park and
other adjoining tracts. William Digges died in 1740 and bequeathed the Free School Farm,
Melwood Park and other adjoining lands to his son, Ignatius Digges, after the death of his wife,
Elinor Digges. Ignatius Digges died in 1785 and he bequeathed the Melwood Park plantation, the
Free School Farm and other tracts to his wife, Mary Digges. Mary Digges died in 1825.

By decree of a Chancery Court case dated July 18, 1827, John Johnson of Annapolis was
appointed as trustee to sell the real estate belonging to the estate of Ignatius Digges. In 1834,
Nathaniel M. McGregor acquired 135 acres of The Free School Farm that included the subject
property. Mary Brooke, through Philemon Chew acting as trustee, purchased 170 acres of The
Free School Farm from Nathaniel M. and Susan E. McGregor in August 1836 for a considerable
sum, indicating there were already improvements on the property. Mary Brooke and her family
lived on the Free School Farm tract until her death in 1852. The 170 '% acre plantation was then
sold by Mary’s children to William F. Berry, owner of Blythewood (78-013), in 1859.

According to the 1861 Martenet map and the 1860 Census records, Dr. Samuel T. Taylor was
residing in a house on the subject property in the 1860s. The 1878 Hopkins map and the 1870 and
1880 Census records indicate that Henry L. Taylor, a son of Dr. Samuel T. Taylor, was living on
the subject property from the 1870s until the 1880s. Mary E. Berry was residing on the tract by
the time of the 1900 Census until her death in 1910. In her will, Mary E. Berry bequeathed her
real estate to Mamie Kendall Haliday. Mary and James Haliday resided on the subject property
until about 1960. After the death of Mary Haliday, the subject property was acquired by Leslie D.
and Catherine G. Milliken in 1960. The Millikins sold 68.7 acres of the Free School Farm tract to
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CSP-15003, Recovery Centers of America Melwood Road Facility
August 5, 2016
Page 2 of 3

The German Orphan Home of Washington, DC in July 1964. The directors of the orphanage built
a new home for children of German ancestry on the subject property on Melwood Road in 1965.
Established in the District of Columbia in 1879, the orphanage closed its doors in Prince George’s
County in December 1978. The German Orphan Home of Washington sold the 67.7047-acre tract
to SG Housing Corporation in 2001, which operated a substance abuse treatment center at the

property.

Melwood Branch and its tributaries run along the northern and central portions of the subject
property. Prehistoric archeological sites have been found in similar settings and the probability of
the subject property containing significant prehistoric archeological resources is moderate to high.

Section 106 review may require archeological survey for state or federal agencies. Section 106 of
the National Historic Preservation Act requires Federal agencies to take into account the effects
of their undertakings on historic properties, to include archeological sites. This review is required
when state or federal monies, or federal permits are required for a project.

Conclusions

1.

The subject property was once part of a large plantation known as Melwood Park (78-015)
throughout the eighteenth and early nineteenth centuries. Melwood Park was established by
William Digges, who was the second son of Colonel William Digges of Warburton Manor on the
Potomac and grandson of Governor Edward Digges of Virginia. His mother was Elizabeth
Sewall, a stepdaughter of Lord Baltimore. The Digges family were wealthy planters and active in
Maryland politics and government. Large numbers of enslaved laborers worked the land, which
was divided into various quarters operated by overseers.

During part of the nineteenth century, the subject property was associated with Blythewood (78-
013). From the late nineteenth to mid-twentieth centuries, the property was associated with the
Berry and Haliday families. A large building was constructed on the subject property in 1965 and
was operated as an orphanage until the late 1970s, and subsequently housed a substance abuse
treatment center. Because the existing building is 50 years old, it should be documented before
demolition in order to enhance understanding of local mid-century architecture and development
practices in Prince George’s County.

There is a moderate to high probability that prehistoric and historic archeological resources will
be identified on the subject property. In accordance with the Planning Board’s directives, as
described in the Guidelines for Archeological Review, May 2005, and consistent with Subtitle
24-104, 121(a)(18), and 24-135.01, the subject property shall be the subject of a Phase I
archeological investigation to identify any 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.

If state or federal monies, or federal permits are required for this project, Section 106 review may
require archeological survey for state or federal agencies.
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Recommendations

Historic Preservation staff recommends approval of CSP-15003 with the following conditions:

1.

Prior to approval of the associated preliminary plan, Phase I (Identification) archeological
investigations, according to the Planning Board’s Guidelines for Archeological Review (May
2005), are recommended on the above-referenced property to determine if any cultural resources
are present. Evidence of M-NCPPC concurrence with the final Phase I report and
recommendations is required prior to signature approval.

Upon receipt of the report by the Planning Department, if it is determined that potentially
significant archeological resources exist in the project area, prior to Planning Board approval of
the final plat, the applicant shall provide a plan for:

i.) Evaluating the resource at the Phase Il level, or
ii.) Avoiding and preserving the resource in place.

If a Phase Il and/or Phase III archeological evaluation or mitigation is necessary, the applicant
shall provide a final report detailing the Phase II and/or Phase III investigations and ensure that
all artifacts are curated in a proper manner, prior to any ground disturbance or the approval of any
grading permits.

Prior to the approval of the final plat, the applicant and the applicant’s heirs successors, and/or
assignees, shall provide a plan for any interpretive signage to be erected and public outreach
measures (based on the findings of the Phase I and Phase II archeological investigations). The
location and wording of the signage and the public outreach measures shall be subject to approval
by the M-NCPPC staff archeologist. The plan shall include the timing for the installation of the
signage and the implementation of public outreach measures.

Prior to the demolition of the main structure on the property, constructed as the German Orphan
Home of Washington, DC in 1965, the building shall be documented through the completion of a
Maryland Inventory of Historic Property (MIHP) form according to Maryland Historical Trust
(MHT) standards by a qualified 36CFR60 consultant. The draft and final MIHP form shall be
reviewed and approved by Historic Preservation staff prior to submittal by the applicant to the
Maryland Historical Trust.

[\HISTORIC\Referrals\2016\CSP-15003 Recovery Centers of America_jas 5 august 2016.docx

45



NVIMN

B —

THE|MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
ST |

) | ) 14741 Governor Oden Bowie Drive
Upper Mariboro, Maryland 20772
" Prince George's County Planning Department TTY: (301) 952-4366
l— Community Planning Division www.mncppe.org/pgeo
301-952-3972 M-NCBRE
P.Gr PCANNING osPARTMENT
August 23, 2016
REKELTRMENT REVIGW BIVISIOW
MEMORANDUM
TO: Ruth Grover, Urban Design
VIA: Michael Zamore, Acting Planning Supervisor, Community Planning W
FROM: Melissa Lindsjo, Senior Planner, Community Planning
SUBJECT: CSP-15003, Recovery Centers of America Melwood Road Facility
DETERMINATIONS

General Plan:

The application is consistent with the Plan Prince George's 2035 Approved General Plan.

Master Plan:

This application is in conformance with the land use recommendations, and design policies and
principles intended to implement the development concepts recommended by the 2007 Westphalia
Sector Plan and Sectional Map Amendment.

BACKGROUND

Location: The property is located one mile north of the intersection between Pennsylvania Avenue
and Melwood Road.

Size: 68.60 acres

Existing Uses: This site is composed of an existing group residential facility.

Proposal: The applicant is proposing to redevelop the existing aged 23,873 square foot two and

one-half story group residential facility into a modern 79,999 square foot two and one-
half story facility. The proposed facility will consist of 120 beds for patients suffering
from various forms of substance abuse. Additionally, the proposed facility will include
outpatient services with an anticipation of 64 patients per day. The facility will have 130
employees working three shifts.

GENERAL PLAN, MASTER PLAN, AND SMA
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This application requires conformance with the applicable General or Master Plan. NO

General Plan: The subject property is located in the Established Communities area of the Prince
George's County Growth Policy Map in the Plan Prince George's 2035 Approved
General Plan. The vision for Established Communities in Prince George's County
is to have context-sensitive infill and low to medium-density development. The
Plan Prince George's 2035 Approved General Plan makes no relevant
recommendations influencing a development application on this property.

Master/Sector Plan: The 2007 Approved Westphalia Sector Plan and Sectional Map Amendment.

Planning Area/

Community: Planning Area 78/Westphalia & Vicinity

Land Use: Low-Density Residential

Environmental: See Environmental Planning Section referral for comments concerning Green
Infrastructure elements.

Historic urces: Melwood Road has been designated as a historic road.

sportation: Please see the Transportation Section's referral for details regarding relevant

transportation recommendations.

Public Facilities: The property is currently served by public water and sewer.

Parks & Trails: There is a shared roadway planned for Melwood Road and a side path adjacent to
the property.

Aviation/ILUC: This property is not within the proposed Military Installation Overlay (M-1-O)
Zone.

SMA/Zoning: The 2007 Approved Westphalia Sector Plan and Sectional Map Amendment
rezoned the subject property from R-A to the M-X-T Zone. See zoning change #1
on pages 83 and 85.

PLANNING ISSUES

There are no planning issues.

ce:  Ivy A. Lewis, Chief, Community Planning Division
Long-range Agenda Notebook

2 CSP-15003
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Prince George’s County Planning Department (301) 952-3680
Countywide Planning Division, Transportation Planning Section WWW.mncppc.org

November 16, 2016

MEMORANDUM

TO: Ruth Grover, Urban Design, Development Review Division

VIA: Tom Masog, Transportation Planning Section, Countywide Planning Division
FROM: Glen Burton, Transportation Planning Section, Countywide Planning Division

SUBIECT: CSP-15003, Recovery Centers of America

The Transportation Planning Section has reviewed the Conceptual Site Plan (CSP) application referenced
above. The subject property consists of 68.8 acres of land in the M-X-T Zone. The property is located at
4260 Melwood Road, approximately one mile north of the MD 4/MD 223 intersection. The property is
currently improved with a 40-bed, 23,873 square foot treatment facility. The applicant is proposing the
expansion of the current facility. Based on the pending proposal, the current facility will be razed and
replaced with a 79,999 square foot facility with 120 beds. The facility will also include Outpatient
Services that will accommodate approximately 64 patients per day.

Review Comments

The site’s only frontage and access is on Melwood Road, a two-lane rural residential road that is currently
designated as scenic and historic. Pursuant to recommendations from the Approved Westphalia Sector
Plan and Sectional Map Amendment, 2007, there are plans to terminate the middle section of Melwood
Road as a navigable road and convert it to a trail. Approximately half of the property’s frontage on
Melwood Road will be converted to a trail, while the southern half will remain as a navigable road within
a 60-foot right-of-way. The proposed layout will provide adequate on-site circulation.

Traffic Impact

Staff anticipated that fewer than 50 trips would be generated during either peak hour, consequently, a
traffic impact study (TIS) was not requested by the staff. However, the applicant has provided staff with a
TIS dated November 10, 2016. Using data from this recent traffic analyses the following results were
determined:

EXISTING CONDITIONS
Intersection AM PM
(LOS/CLV) (LOS/CLV)
Melwood Road & Woodyard Road (MD 223) * 14.4 Seconds 11.9 Seconds

* Unsignalized intersections are analyzed using the Highway Capacity Software. The results show the
intersection delay measured in seconds/vehicle. A maximum delay of 50 seconds/car is deemed
acceptable.
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The TIS included a number of background developments including the portion of the Westphalia Town
Center (phase 1) that was approved with grandfathered trips. The reconsiderd Moore Property was also
included in the background analysis. The table below shows the results:

BACKGROUND CONDITIONS
Intersection AM PM
(LOS/CLV) (LOS/CLV)
Melwood Road & Woodyard Road-Old Marlboro Pike 257.0 Seconds 388.8 Seconds

Regarding the total traffic scenario, staff applied trip generation rates for Nursing Home (Beds — ITE-620)
based on the Institute of Transportation Engineer’s (ITE) Trip Generation Manual, 9th edition. It was
determined that the proposed development will result in a trip generation of 35 (23 in, 12 out) AM peak
trips, and 43 (16 in, 27 out) PM peak trips. Based on this traffic projection, a third analysis (total traffic)
revealed the following results:

TOTAL CONDITIONS

Intersection AM PM

(LOS/CLV) (LOS/CLV)

285.8 Seconds 420.4 Seconds

Melwood Road & Woodyard Road-Old Marlboro Pike
A/667 A/883

The results of the traffic analyses show that under total traffic, the critical intersection will operate with a
delay in excess of 50 seconds. Under the “Guidelines”, the intersection can be evaluated using the CLV
procedure even if the intersection is un-signalized. Under that scenario, the intersection was reevaluated
and the results are found to be less than 1,150. Pursuant to the Guidelines, that level of servce is deemed
acceptable (see table above).

Master Plan, Right of Way Dedication

The property is located in an area where the development policies are governed by the Approved
Countywide Master Plan of Transportation, November 2009, as well as the Approved Westphalia Sector
Plan and Sectional Map Amendment, 2007. One of the recommendations from the master plan was the
transition of portions of Melwood Road to a trail. The section of Melwood Road along the site's frontage
is currently improved with a two-lane residential road within a 30-foot right-of-way. The applicant is
proposing to widen the road along the property frontage, including the dedication of an additional 15 feet,
and this is acceptable. Another masterplan recommendation is the construction of a new collector road (C-
636). The location of this proposed facility will impact the northwestern corner of the subject property.
Staff is therefore requesting dedication of the portion of C-636 as depicted on the proposed preliminary
plan.
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TRANSPORTATION STAFF FINDINGS

The application analyzed is a Conceptual Site Plan for the construction of a 120-bed treatment facility.
This expanded development will be adding a total of 35 (23 in, 12 out) AM peak trips, and 43 (16 in, 27
out) PM peak trips. These rates were determined by using the Institute of Transportation Engineer’s (ITE)
Trip Generation Manual, 9th edition. This application represents an expansion to an existing facility that
was previously generating 7 AM and 9 PM peak trips.

The traffic generated by the proposed pconceptual site plan would impact the intersection of Melwood
Road & Woodyard Road-Old Marlboro Pike.

The application is supported by previous traffic analyses (2016), that were done in support of the Moore
Property. The findings and recommendations outlined below are based upon a review of these materials
and analyses conducted by the staff of the Transportation Planning Section, consistent with the
“Guidelines.”

The subject property is located within the Transportation Service Area (TSA) 1, as defined in the Plan
Prince George's 2035 Approved General Plan. As such, the subject property is evaluated according to the
following standards:

a. Links and signalized intersections: Level-of-service (LOS) E, with signalized intersections
operating at a critical lane volume (CLV) of 1,600 or better;

b. Unsignalized intersections: The procedure for unsignalized intersections is not a true test of
adequacy, but rather an indicator that further operational studies need to be conducted. A three-
part process is employed for two-way stop-controlled intersections: (a) vehicle delay is computed
in all movements using the The Highway Capacity Manual (Transportation Research Board)
procedure; (b) the maximum approach volume on the minor streets is computed if delay exceeds
50 seconds, (c) if delay exceeds 50 seconds and at least one approach volume exceeds 100, the
CLV is computed. A two-part process is employed for all-way stop-controlled intersections: (a)
vehicle delay is computed in all movements using the The Highway Capacity Manual
(Transportation Research Board) procedure; (b) if delay exceeds 50 seconds, the CLV is
computed. Once the CLV exceeds 1,150 for either type of intersection, this is deemed to be an
unacceptable operating condition at unsignalized intersections. In response to such a finding, the
Planning Board has generally recommended that the applicant provide a traffic signal warrant
study and install the signal (or other less costly warranted traffic controls) if deemed warranted by
the appropriate operating agency.
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TRANSPORTATION STAFF CONCLUSIONS

Based on the preceding findings, the Transportation Planning Section determines that the plan conforms
to the required findings for approval of the CSP from the standpoint of transportation if the application i
approved with the following conditions:

1 Total development within the subject property shall be limited to uses which generate no more
than 35 AM peak hour trips, 43 PM peak hour trips. These rates were determined by using the
Institute of Transportation Engineer’s (ITE) Trip Generation Manual, 9th edition. Any
development generating an impact greater than that identified herein above shall require a new
determination of the adequacy of transportation facilities.

2 At the time of record plat, the applicant shall:
A. Dedicate 30 feet of right-of-way from the center line of Melwood Road

B. Dedicate right-of-way for the proposed C-636 as depicted on the proposed site plan.

S
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’ THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Prince George's County Planning Department (301) 952-3680
Countywide Planning Division, Transportation Planning Section Www.mncppc.org

September 26, 2016

MEMORANDUM

TO: Ruth Grover, Development Review Division
FROM: @ Fred Shaffer, Transportation Planning Section, Countywide Planning Division
SUBJECT: Conceptual Site Plan Review for Master Plan Trail Compliance

The following Conceptual Site Plan was reviewed for conformance with the Approved Countywide Master
Plan of Transportation and/or the appropriate area Master Plan in order to provide the Master Plan Trails.

Conceptual Site Plan Number: CSP-15003

Name: Recovery Centers of America

Type of Master Plan Bikeway or Trail

Private R.O.W.* _____ Public Use Trail Easement

PG Co. RO.W.* _X  Nature Trails —
SHA R.O.W.* ____ M-NCPPC - Parks _
HOA _____ Bicycle Parking o
Sidewalks X Trail Access

*If a Master Plan Trail is within a city, county, or state right-of-way, an additional two - four feet of dedication
may be required to accommodate construction of the trail.

The Transportation Planning Section has reviewed the conceptual site plan application referenced above
for conformance with the 2009 Approved Countywide Master Plan of Transportation (MPOT) and the
2013 Approved Westphalia Sector Plan and Sectional Map Amendment (area master plan) in order to
implement planned trails, bikeways, and pedestrian improvements. Because the site is not located in either
a designated center or corridor, it is not subject to the requirements of Section-24-124.01 and the
Transportation Review Guidelines — Part 2 at the time of Preliminary Plan.

Background

The subject application is zoned M-X-T zone and is located at 4620 Melwood Road approximately one
mile north of MD 4. The property is 68.60 acres in size and proposes a 120 bed substance abuse treatment
facility. Two master plan trail recommendations impacts the subject application, while another lies just to
the north of the subject site along a planned master plan road. The site’s frontage along Melwood Road is
a planned bikeway and a planned sidepath is proposed along collector C-636, which crosses the northwest
corner of the site. The MPOT includes the following text regarding the planned bikeway along the scenic
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and historic Melwood Road and the side path along C-636:

Melwood Road Legacy Trail: The facility will preserve segments of Melwood Road within a
green buffer as part of the Westphalia trails network. Where feasible, the road alignment should be
converted into a trail corridor. Where Melwood Road provides access to existing residences,
Melwood Road should be designated as a shared-use bikeway (MPOT, page 36).

C-636 Shared-Use Side path: Provide a shared-use side path along this collector road leading into
the Westphalia Town Center. Where the road is part of the town center, wide sidewalks and
designated bike lanes may be appropriate (MPOT, page 36).

Comments: The portion of Melwood Road that fronts the subject site will be a designated share-use
bikeway and will continue to serve motor vehicles. Bikeway signage is recommended along the site’s
frontage at the time of Preliminary Plan. Necessary frontage or safety improvements will be determined by
DPIE. While it is unlikely that road construction for the collector will be required, dedication for C-636
should be sufficient to accommodate the planned side path. Roadway dedication will be addressed as part
of the concurrent Preliminary Plan application 4-16009. P-615 is just to north of the subject site and does
not impact the subject property.

The Approved Countywide Master Plan of Transportation (MPOT) reaffirms the need for sidewalks as
frontage improvements are made by including several policies related to pedestrian access and the
provision of sidewalks. The Complete Streets Section includes the following policies regarding sidewalk
construction and the accommodation of pedestrians and provision of complete streets:

Policy 1:
Provide standard sidewalks along both sides of all new road construction within the Developed
and Developing Tiers.

Policy 2:

All road frontage improvements and road capital improvement projects within the developed and
Developing Tiers shall be designed to accommodate all modes of transportation. Continuous
sidewalks and on-road bicycle facilities should be included to the extent feasible and practical.

Comments: Consistent with the complete street policies of the MPOT, walkways and sidewalks are
reflected on the conceptual site plan, including one sidewalk connecting the proposed building with the
public right-of-way. A sidewalk also connects the parking lot with the building entrance. No additional
sidewalk connections are recommended at this time.

Conclusion
There are no master plan trails recommendations for the subject application. The provision of bikeway

signage along Melwood Road and roadway dedication along C-636 will be addressed via concurrent
Preliminary Plan application 4-160009.
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' THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Prince George’'s County Planning Department (301) 952-3680
Countywide Planning Division www.mncppc.org

November 1, 2016

MEMORANDUM
TO: Ruth Grover, Planner Coordinator, Urban Design Section, Development Review Division
FROM: Jay Mangalvedhe, Senior Planner, Special Projects Section, Countywide Planning

Divisionjv [ !

SUBIJECT: CSP-15003; Recovery Centers of America Mellwood Road Facility

Recovery Centers of America property located | mile north of the intersection between Pennsylvania
Avenue and Melwood Road. The Special Projects Section, Countywide Planning Division has reviewed
this Conceptual Site Plan application for public facility adequacy. The proposed changes will have no
impact on existing public facilities.

delerrals DRIDECSP-13
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Countywide Planning Division

Environmental Planning Section 301-952-3650

November 16, 2016

MEMORANDUM

TO: Ruth Grover, Planner Coordinator, Urban Design Section

VIA: Katina Shoulars, Supervisor, Environmental Planning Section
FROM.: Chuck Schneider, Senior Planner, Environmental Planning Section
SUBIJECT: Recovery Centers of America; CSP-15003 and TCP1-006-16

The Environmental Planning Section has reviewed the above referenced Conceptual Site Plan for CPS-
15003 and Type 1 Tree Conservation Plan TCP1-006-16. The Recovery Centers of America project was
stamped as received by the Environmental Planning Section on October 27, 2016. Verbal comments were
provided in a Subdivision Development Review Committee meeting on August 12, 2016. The
Environmental Planning Section recommends approval of CSP-15003 and TCP1-006-16 subject to the
conditions noted at the end of this memorandum.

Background

The Environmental Planning Section previously reviewed the following applications and associated plans
for the subject site:

Development Associated Tree Authority Status Action Date Resolution
Review Case # | Conservation Plan Number
il

CSP-15003 TCP1-006-16 Planning Pending Pending | Pending

Board
4-16009 TCP1-006-16-01 Planning Pending Pending Pending

Board
NRI-090-05 N/A Staff Approved | 9/15/2005 N/A
NRI-090-05-01 | N/A Staff Approved | 4/28/2016 N/A

Proposed Activity

This conceptual site plan application is for the removal of an existing building and the construction of a
group home and treatment facility.

Grandfathering

The project is subject to the environmental regulations contained in Subtitles 24, 25, and 27 that came
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into effect on September 1, 2010 and February 1, 2012 thereby the project is required to have a new
preliminary plan approval.

Site Description

This 68.60-acre site in the M-X-T zone is located on Melwood Road, approximately one-mile north of its
intersection with Pennsylvania Avenue. A review of the available information indicates that streams,
100-year floodplain and steep slopes are found to occur on the property. The predominant soils found to
occur according to the US Department of Agriculture (USDA) Natural Resource Conservation Service
(NRCS) Web Soil Survey (WSS) include the Adelphia-Holmdel complex, Dodon fine sandy loam, Marr-
Dodon complex and Westphalia-Dodon soils series. According to available mapping information,
Marlboro clay does not occur on or in the vicinity of this property; however, a small area of Marlboro
Clay-Evaluation Area is located in the northwest corner of the property. There are Forest Interior
Dwelling Species (FIDS) habitat mapped on-site. According to information obtained from the Maryland
Department of Natural Resources Natural Heritage Program, there are no rare, threatened, or endangered
species found to occur on or in the vicinity of this property. The site has four stream systems that drain to
the north towards Cabin Branch, which is part of the Western Branch watershed, then to Western Branch
and then to the Patuxent River basin. The site has frontage on Melwood Road which is not identified as a
master plan roadway. Melwood Road is not a traffic noise generator and noise will not be regulated in this
subject application. A designation of scenic - historic roadway has been identified along this section of
Melwood Road. The site is located within the Westphalia & Vicinity Planning Area. The site is located
within the Environmental Strategy Area 2 (formerly the Developing Tier) of the Regulated Environmental
Protection Areas Map as designated by Plan Prince George's 2035 Approved General Plan. According to
the approved Countywide Green Infrastructure Plan, the site contains Regulated areas, Evaluation areas,
and Network Gap areas.

Environmental Review

As revisions are made to the plans submitted, the revision boxes on each plan sheet shall be used to
describe what revisions were made, when, and by whom.

Natural Resource Inventory/Environmental Features

An approved Natural Resource Inventory, NRI-090-05-01, in conformance with the environmental
regulations that became effective September 1, 2010 was submitted with the application. The site
contains regulated environmental features (steep slopes, streams, floodplains or their associated buffers).
After a further review by the applicant’s consultant, one specimen tree (ST-35) a 35-inch Southern Red
Cedar was determined to be measured and identified inaccurately. A revised NRI has been
submitted and approved showing the change. Specimen tree #35 is now identified as a Leyland Cypress
tree measuring 26.7 inches DBH.

No additional information is required with regard to the NRI.

Woodland Conservation

The site is subject to the provisions of the Prince George’s County Woodland and Wildlife Habitat
Conservation Ordinance (WCOQ) because the property is greater than 40,000 square feet in size and it
contains more than 10,000 square feet of existing woodland.
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The site contains a total of 50.35 acres of woodlands and 2.35 acres of wooded floodplain. The site has a
woodland conservation threshold of 9.94 acres, proposes to clear 1.91 acres of woodland with a total
requirement of 10.42 acres. The TCP1 proposes to meet the requirement with on-site preservation (9.68
ac.) and specimen tree preservation credit (4.81 ac.).

Minor revisions are required to the TCP1. The labeling in areas that are located over the “woodland areas-
not counted” is difficult to read. Revise the label letter size to better visibly discern the label wording.
Remove Specimen Tree#35 from the specimen tree chart.

Recommended Condition: Prior.to certificate approval of the Conceptual Site Plan, the TCP1 shall be
revised as follows:

1 Revise the labeling located over the “woodland areas-not counted” to an easier
and visibly discerning label wording.

2 Remove Specimen Tree#35 from the specimen tree chart.

3 Have the revised plan signed and dated by the qualified professional who

prepared it.

Recommended Condition: Prior to certification of the DSP, and prior to signature approval of the TCP2
for this property, pursuant to Section 25-122(d)(1)(B), all woodland preserved, planted, or regenerated
on-site shall be placed in a woodland conservation easement recorded in land records and the liber/folio
of the easement shall be indicated on the TCP2. The following note shall be placed on the TCP2:

“Woodlands preserved, planted, or regenerated in fulfillment of woodland conservation
requirements on-site have been placed in a woodland and wildlife habitat conservation
easement recorded in the Prince George’s County Land Records at Liber

Folio . Revisions to this TCP2 may require a revision to the recorded easement”.

Primary Management Area (PMA) Impacts

Section 27-273(e)(15) of the Zoning Ordinance requires that all CSP applications include: “A statement
of justification describing how the proposed design preserves and restores the regulated environmental
features to the fullest extent possible.” A statement of justification, including an impact exhibit plan, was
stamped as received by EPS on October 27, 2017, and reviewed as part of this application.

Section 27-274(a)(5)(B) of the Zoning Ordinance states that for all CSP applications: “The application
shall demonstrate the preservation and/or restoration of the regulated environmental features in a natural
state to the fullest extent possible in accordance with the requirement of Subtitle 24-130 (b)(5).”

Section 24-130(b)(5) of the Subdivision Ordinance states: “Where a property is located outside the
Chesapeake Bay Critical Areas Overlay Zones the preliminary plan and all plans associated with the
subject application shall demonstrate the preservation and/or restoration of regulated environmental
features in a natural state to the fullest extent possible consistent with the guidance provided by the
Environmental Technical Manual established by Subtitle 25. Any lot with an impact shall demonstrate
sufficient net lot area where a net lot area is required pursuant to Subtitle 27, for the reasonable
development of the lot outside the regulated feature. All regulated environmental features shall be placed
in a conservation easement and depicted on the final plat.”

Impacts to the regulated environmental features should be limited to those that are necessary for the
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development of the property. Necessary impacts are those that are directly attributable to infrastructure
required for the reasonable use and orderly and efficient development of the subject property or are those
that are required by County Code for reasons of health, safety, or welfare. Necessary impacts include, but
are not limited to, adequate sanitary sewerage lines and water lines, road crossings for required street
connections, and outfalls for stormwater management facilities. Road crossings of streams and/or
wetlands may be appropriate if placed at the location of an existing crossing or at the point of least impact
to the regulated environmental features. Stormwater management outfalls may also be considered
necessary impacts if the site has been designed to place the outfall at a point of least impact. The types of
impacts that can be avoided include those for site grading, building placement, parking, stormwater
management facilities (not including outfalls), and road crossings where reasonable alternatives exist. The
cumulative impacts for the development of a property should be the fewest necessary and sufficient to
reasonably develop the site in conformance with County Code. Impacts to regulated environmental
features must first be avoided and then minimized.

The statement of justification and associated exhibits reflect two (2) proposed impacts to regulated
environmental features associated with the proposed redevelopment. According to the approved NRI, the
68.60 acre site contains a total of 21.62 acres of existing PMA.

Impact #1

Outfall — This request totals 2,057 square feet and is for the installation of a stormwater Management
outfall. This disturbance of PMA will disturb wooded waters of the United States and stream buffer areas.
The statement of justification indicates that this impact is for a stormwater outfall to have proper out flow
of the stormwater to prevent erosion. The location of the outfall is set by the location of the stormwater
management facilities. The proposed outfall location is within steep slopes until the slopes flatten out at
the banks of an on-site stream system. Stone will be placed at the outfall location and clearing and
grading of the wooded slopes will be minimized. Staff supports the proposed impact for stormwater
outfall location of Impact 1.

Avoidance/Minimization Analysis

The locations of the proposed stormwater management structures determine where the outfall disturbance
should be located. The development is located within an open area on top of a ridge and the down slope
surrounding areas are steep and wooded. The applicant determined that the proposed location of the
stormwater facilities would cause the least amount of grading and clearing of woodlands for the
stormwater outfall construction.

Impact#2

Utilities - This request totals 626 square feet and is for the installation of water and sewer service to an
existing building. Currently, this building is not serviced by water and sewer and is required to be
connected. This utility impact will occur within a maintained lawn area of stream buffer. Staff supports
this proposed impact.

Avoidance/Minimization Analysis

There is an existing building that has no utilities. The utilities will be brought to the building in the front
of the site in an existing open area.

Summary
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The applicant is only requesting two impacts at this time, but it should be noted that a water line may be
proposed in the future that would enter the site from the Marlboro Ridge subdivision located on the east
side of the subject site. Per discussion with the applicant, this water line is to be constructed using the
jack-n-bore technique and cross several stream systems to get to the proposed on-site building. A further
review of this impact will be completed when more information is supplied during the Detail Site Plan
review.

Recommended Finding: Based on the level of design information available at the present time, and
staff’s exhibit, the regulated environmental features on the subject property have been preserved and/or
restored to the fullest extent possible based on the limits of disturbance shown on the impact exhibits and
the conditions recommended in this memorandum. The impacts are for a stormwater management outfall
and utilities.

Recommended Condition: At time of final plat, a conservation easement shall be described by bearings
and distances. The conservation easement shall contain the delineated primary management area except
for any approved impacts and shall be reviewed by the Environmental Planning Section prior to approval
of the final plat. The following note shall be placed on the plat:

"Conservation easements described on this plat are areas where the installation of
structures and roads and the removal of vegetation are prohibited without prior written
consent from the M-NCPPC Planning Director or designee. The removal of hazardous
trees, limbs, branches, or trunks is allowed."

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

Soils

The predominant soils found to occur on-site, according to the US Department of Agriculture (USDA)
Natural Resource Conservation Service (NRCS) Web Soil Survey (WSS), are the Adelphia-Holmdel
complex, Dodon fine sandy loam, Marr-Dodon complex and Westphalia-Dodon soils series. According to
available mapping information, Marlboro clay does not occur on or in the vicinity of this property;
however, small area of Marlboro Clay-Evaluation Area is located in the northwest corner of the property.

Currently, no impacts are proposed near the Marlboro Clay-Evaluation Area. The county may require a
soils report in conformance with CB-94-2004 during the building permit process review if works is ever
proposed within this Evaluation Area. This information is provided for the applicant’s benefit.

Stormwater Management

An approved Stormwater Management Concept plan and approval letter was submitted with the subject
application (Concept approval #11758-2016-00). Proposed stormwater management features include two
bio-swales and three mico-bioretention facilities. The concept approval expires July 15, 2019. The site
will not be required to pay a stormwater management fee towards providing on-site attenuation/quality
control measures.

No further information pertaining to stormwater management is required.
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Noise

The site has frontage on Melwood Road which is not identified as a master plan roadway. Melwood Road
is not a traffic noise generator and noise will not be regulated in this subject application.

Summary of Recommended Findings and Conditions

The Environmental Planning Section recommends approval of Conceptual Site Plan, CSP-15003 and
Type 1 Tree Conservation Plan TCP1-006-16 subject to the following findings and conditions:

Recommended Finding:

1. Based on the level of design information available at the present time, and staff’s exhibit, the
regulated environmental features on the subject property have been preserved and/or restored to the
fullest extent possible based on the limits of disturbance shown on the impact exhibits and the
conditions recommended in this memorandum. The impacts are for a stormwater management outfall
and utilities.

Recommended Conditions:
1. Prior to certificate approval of the Conceptual Site Plan, the TCP1 shall be revised as follows:

a. Revise the labeling located over the “woodland areas-not counted” to an easier and visibly
discerning label wording.

b. Remove Specimen Tree#35 from the specimen tree chart.

c. Have the revised plan signed and dated by the qualified professional who prepared it.

2. Prior to certification of the DSP, and prior to signature approval of the TCP2 for this property,
pursuant to Section 25-122(d)(1)(B), all woodland preserved, planted, or regenerated on-site shall be
placed in a woodland conservation easement recorded in land records and the liber/folio of the
easement shall be indicated on the TCP2. The following note shall be placed on the TCP2:

“Woodlands preserved, planted, or regenerated in fulfillment of woodland conservation
requirements on-site have been placed in a woodland and wildlife habitat conservation
easement recorded in the Prince George’s County Land Records at Liber

Folio . Revisions to this TCP2 may require a revision to the recorded easement”.

3. At time of final plat, a conservation easement shall be described by bearings and distances. The
conservation easement shall contain the delineated primary management area except for any approved
impacts and shall be reviewed by the Environmental Planning Section prior to approval of the final
plat. The following note shall be placed on the plat:

"Conservation easements described on this plat are areas where the installation of
structures and roads and the removal of vegetation are prohibited without prior written
consent from the M-NCPPC Planning Director or designee. The removal of hazardous
trees, limbs, branches, or trunks is allowed."
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4, Prior to the issuance of any permits which impact wetlands, wetland buffers, streams or Waters of the
U.S., the applicant shall submit copies of all federal and state wetland permits, evidence that approval
conditions have been complied with, and associated mitigation plans.

If you have any questions concerning these comments, please contact me at 301-952-3650 or by e-mail at
alwin.schneider@ppd.mncppc.org.

ACS:acs
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Rushern L. Baker, II1
County Executive

TO:

FROM:

RE:

CR:

i
THE PRINCE GEORGE’S COUNTY GOVERNMENT DPIE -
=

Department of Permitting, Inspections and Enforcement

Site/Road Plan Review Division e
INSPECTIONS AND ENFORCEMENT
MEMORANDUM M-Neppg
G
= ?F-PARTMENT
August 26, 2016 i,wu.ﬁﬁw
_ _ U sy -
Ruth Grover, Urban Design Section 2018

Development Review Division, M-NCPPC

Mary C. Giles, P.E., Associate Director mwmbn
Site/Road Plan Review Division, DPIE

Recovery Centers of America

Drug and Alcohol Rehabilitation Facility
Conceptual Site Plan No. CSP-15003
Melwood Road, 5-6166

In response to the Conceptual Site Plan No. CSP-13001

referral, the Department of Permitting, Inspections and
Enforcement (DPIE) offers the following:

The property is located on the east side of Melwood Road,
approximately 3,600 feet northeast of its intersection with
Pennsylvania Avenue (MD 4), 1,300 feet southeast from its
intersection with Moores Way, and west of the Potomac
Electric Power Company's (PEPCO) right-of-way.

Proposed Master Plan roadways impacting this property, will
require coordination with the Maryland-National Capital Park
and Planning Commission (M-NCPPC), and the Department of
Public Works and Transportation (DPW&T). These roads may
also require rights-of-way dedication and/or road
construction, in accordance with DPW&T's Specifications and
Standards.

Melwood Road is a scenic and historic roadway and will
require right-of-way dedication and roadway improvements, in
accordance with DPW&T’s Standards and Specifications.

The applicant shall demonstrate that the proposed access

points provide adequate sight distance in accordance with
American Association of State Highway and Transportation

Officials (AASHTO) standards for all intersections within
the site.

9400 Peppercorn Place, 2nd Floor, Suite 230, Largo, Maryland 20774
Phone: 301.636.2060 ¢ http;/dpie.mypgc.us * FAX: 301.925.8510
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- Half-width, 2-inch mill and overlay for existing Melwood
Road frontages is required.

- A request to close and vacate a portion of Melwood Road
along this property frontage has been submitted by the
developer of Smith Home Farm. DPIE recommends coordination
with the County and the Smith Home Farm developer.

- The proposed site plan is consistent with the approved
Stormwater Management Concept Plan No. 11758-2016, dated
July 15, 2016.

- The proposed site development will require an approved DPIE
site development technical plan to comply with environmental
site design (ESD) to the maximum extent practicable (MEP)
requirements, and an approved/final erosion/sediment control
plan, prior to the permit issuance.

- All stormwater management facilities/drainage systems, are
to be constructed in accordance with the DPW&T's and the
Department of the Environment (DoE) requirements. Approvals
of all facilities are required, prior to permit issuance.

- The proposed site development has approved 100-year
floodplain No. FPS 200457, dated September 10, 2014.
Floodplain easement is to be dedicated prior to issuance of
any permit.

- All storm drain easements are to be approved by DPIE, and
recorded prior to the technical approval.

- (Conformance with DPIE and/or DPW&T street tree and street
lighting Specifications and Standards is required, with
lighting fixtures to match those in existence in the area.
Adjustments to street lighting, where necessary to
accommodate the improvements constructed under this
scenario, maybe required. In accordance with Section 23-141
of the Prince George'’s Road Ordinance, roadside trees will
be required within the project limits.

- All improvements within the public right-of-way, are to be
in accordance with the County’s Road Ordinance, DPW&T's
Specifications and Standards, and the Americans with
Disabilities Act (ADA).
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- Existing utilities may require relocation and/or
adjustments. Coordination with the various utility
companies is required.

- A soils investigation report, which includes subsurface
exploration and a geotechnical engineering evaluation for
public streets, is required.

This memorandum incorporates the Site Development Plan Review
pertaining to Stormwater Management (County Code 32-182(b)). The
following comments are provided pertaining to this approval
phase:

a) Final site layout, exact impervious area locations are not
shown on plans.

b) Exact acreage of impervious areas has not been provided.

¢) Proposed grading is not shown on plans.

d) Delineated drainage areas at all points of discharge from
the site have not been provided.

e) Stormwater volume computations have not been provided.

f) Erosion/sediment control plans that contain the construction
sequence, and any phasing necessary to limit earth
disturbances and impacts to natural resources, and an
overlay plan showing the types and locations of ESD devices
and erosion and sediment control practices are not included
in the submittal.

g) A narrative in accordance with the code has not been
provided.

Please submit any additional information described above for
further review.

If you have any question or need additional information,
please contact Mr. George Holmes, District Engineer for the area,
at 301.636.2060.

MG:MT:darx

cc: George Holmes, District Engineer, S/RPRD, DPIE
Cipriana Thompson, Chief, Traffic Engineering, S/RPRD, DPIE
Mahmoud Tayyem, Engineer, S/RPRD, DPIE
Mary Rea, Senior Planner, S/RPRD, DPIE
Rauch, Inc., 110 North Washington Street, Easton, MD 21601
4620 Melwood Road, Opco, LLC, 2701 Renaissance Boulevard,
Ath Floor, King of Prussia, Pennsylvania 19406
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Date: November 2, 2016

To:  Ruth Grover, Urban Design, M-NCPPC

From: Adebola Adepoju, Environmental Health Specialist, Environmental Engineering/Policy

Program
Re:  CSP-15003 Recovery Centers of America

The Environmental Engineering/Policy Program of the Prince George’s County Health

Department has completed a desktop health impact assessment review of the conceptual site plan

submission for CSP-15003 Recovery Centers of America and has the following comments/

recommendations:

1

Plans for the construction of the proposed Recovery Center must be reviewed and
approved by the Maryland Department of Health and Mental Hygiene and the applicant
must also apply for a permit to operate the facility from the State Office of Health Care
Quality — contact 410-402-8201.

The applicant must submit plans for the proposed food facility and apply to obtain a
Health Department Food Service Facility permit through the Department of Permits,
Inspections and Enforcement (DPIE).

At the Detailed Site Plan submittal, specify that the LED lighting shall be yellow tinted.
Studies show that LEDs with a strong bluish tint, which appears white to the naked eye,
interferes with the production of the hormone melatonin, causing sleep disorders in
humans.

Scientific research has demonstrated that a high quality pedestrian environment can
support walking both for utilitarian purposes and for pleasure, leading to positive health
outcomes. The Statement of Justification indicates that the project will provide for
pedestrian access to the site by residents of the surrounding community in the course
of the development of the Westphalia Town Center/Parkside project.

Research shows that access to public transportation can have major health benefits. It
can be good for connectedness and walkability. Indicate on the plans public
transportation access to the facility.
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6. There is an increasing body of scientific research suggesting that community gardens
enhance nutrition and physical activity and promote the role of public health in
improving quality of life. The developer should consider setting aside space for a
community garden.

7. The property is located in an area designated under the County’s Water and Sewer Plan
in Category 3. The current availability of public sewer is evident, however the public
water supply is not readily available. The developer should confirm intent to extend
the public water line to the project. In order to develop the project on an individual
private well system, a legislative amendment to the Water and Sewer Plan would have
to be granted for a change to Category 6.

8. During the construction phases of this project, no dust should be allowed to cross over
property lines and impact adjacent properties. Future plans should indicate intent to
conform to construction activity dust control requirements as specified in the 2011
Maryland Standards and Specifications for Soil Erosion and Sediment Control.

9. During the construction phases of this project, no noise should be allowed to adversely
impact activities on the adjacent properties. Future plans should indicate intent to
conform to construction activity noise control requirements as specified in Subtitle 19
of the Prince George’s County Code.

If you have any questions or need additional information, please contact me at 301-883-7677 or
aoadepoju(@co.pg.md.us.
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Grover, Ruth

From: Kwesi Woodroffe <kwoodroffe@sha.state.md.us>

Sent: Monday, November 14, 2016 1:15 PM

To: Grover, Ruth

Subject: Re: referral for CSP-15003 RECOVERY CENTERS of AMERICA

OK. No work planned in SHA r/w.

Thanks.

Kwesi Woodroffe

District 3 Access Management
9300 Kenilworth Avenue
Greenbelt, Maryland 20770
Phone: 301.513.7347

Fax: 301.513.7490

Kwoodroffe@sha.state.md.us

Maryland now features 511 traveler information!
Call 511 or visit: www.md511.org

b% Please consider the environment before printing this email

LEGAL DISCLAIMER - The information contained in this communication (including any attachments) may be confidential
and legally privileged. This email may not serve as a contractual agreement unless explicit written agreement for this
purpose has been made. If you are not the intended recipient, you are hereby notified that any dissemination,
distribution, or copying of this communication or any of its contents is strictly prohibited. If you have received this
communication in error, please re-send this communication to the sender indicating that it was received in error and
delete the original message and any copy of it from your computer system.
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LAW OFFICES

SHIPLEY & HORNE, P.A.

1,
1101 Mercantile Lane, Suite 240

Russell W. Shipley Largo, Maryland 20774 Bradley S. Farrar
Arthur J. Horne, Jr.* Telephone: (301) 925-1800 L. Paul Jackson, II*
Dennis Whitley, ITI* Facsimile: (301)925-1803 * Also aduiitted in the District of Columbia
Robert J. Antonetti, Jr. www.shpa.com

April 7,2016

VIA HAND DELIVERY

Mr. Joseph Dehuarte

Development Review Division

Prince George’s County Planning Department
County Administration Building

14741 Governor Oden Bowie Drive

Upper Marlboro, MD 20772

RE: Statement of Justification for Recovery Centers of America,
Melwood Road Facility -Conceptual Site Plan (CSP-15003)
and Preliminary Plan of Subdivision (4-16009)

Dear Mr. Dehuarte:

On behalf of our client, 4620 Melwood Rd OPCO LLC, Dennis Whitley, I1I, and Shipley
and Horne, P.A., please accept this Statement of Justification in support of a companion
application requesting approval of a Conceptual Site Plan (CSP) and Preliminary Plan of
Subdivision (PPS) in accordance with Sections 27-273 of the Prince George’s County Zoning
Ordinance (the “Zoning Ordinance”) and Section 24-119 (d) of the Prince George’s County
Subdivision Regulations (the “Subdivision Regulations™), respectively. The proposed
applications are in support of a group residential facility in the M-X-T Zone.

DESCRIPTION OF SUBJECT PROPERTY

The subject property is an irregular parcel of land containing 68.60 acres and is
approximately one (1) mile north of interchange of Pennsylvania Avenue (MD Rte. 4) and
Woodyard Road, forms the northwest quadrant of the Ritchie Marlboro Road and Old Marlboro
Pike intersection in Upper Marlboro, Maryland. More specifically, the subject property is
known 4260 Melwood Road, Upper Marlboro, MD 20772, Tax Map 91, Grid A-4, Parcel 10.
The site is adjacent to Melwood Road, a designated historic road that provides primary access to
the property. The property has an approved TCP1 (054-96). There are no known conservation
or environmental, historic, or land trust easements impacting the property. A small stand of trees
are in the center of the property and are proposed for removal. The regulated environmental
features present on the property (stream, stream buffer and Primary Management Area) have
been identified on site’s proposed CSP, PPS, and NRI plans pursuant to Section 24-130 of the
Subdivision. Per the M-NCPPC environmental GIS Green Infrastructure records, the property is
shown to have multiple regulated network areas that roughly follow the four stream channels that
bisect the property.
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SURROUNDING USES

North and East: Large acreage proposed Parkside development (formerly known as
Smith Home Farms) in the R-M Zone. A portion of the eastern side of the
subject property is bound by a major PEPCO right-of-way.

South: Large acreage wooded parcels developed with one single-family dwelling in the R-A
Zone.

West: Melwood Road adjoins the property along its entire western boundary, and across
Melwood Road are a mixture of large acreage wooded parcels developed with one
single-family dwelling in the R-A Zone, the large acreage wooded property approved
for the Westphalia Town Center in the M-X-T Zone.

DEVELOPMENT HISTORY

Based upon a Zoning Opinion Letter issued December 2, 2015 by M-NCPPC, it has been
determined that this property was approved for an orphanage (i.c., commonly known as the
German’s Orphans Home) under Special Exception Numbers SE-1103 and SE-2496. A legal
opinion was rendered by the Prince George’s County Office of Law (County) August 6, 1990,
that the use of a rehabilitation center was similar to the previous use approved under the above-
referenced special exceptions and could be approved and issued a use and occupancy permit for
that use. Subsequently, Permit #4262-1980-U was approved for the rehabilitation facility per the
County’s legal opinion. The above-referenced legal opinion referenced the property as being
zoned R-R (Rural Residential) which permitted the use of a group residential facility by Special
Exception. The 1994 Approved Master Plan and Sectional Map Amendment for Melwood-
Westphalia (Planning Areas 77 & 78) showed the property was zoned R-A.

In 2007, the Approved Westphalia Sector Plan and Sectional Map Amendment, February
2007 rezoned the property from R-A to M-X-T. In accordance with the Table of Uses, Section
27-547 of the Ordinance, a group residential facility is permitted subject to Footnote 17 which
states:

“provided that the site had a validly issued use and occupancy permit for a rehabilitation
center or similar use prior to 1985 and was rezoned from the R-A Zone to M-X-T Zone
through a Sectional Map Amendment approved after October 1, 2006, and for which a
comprehensive land use planning study was conducted by Technical Staff prior to
initiation.”

OVERVIEW
The Applicant is proposing to redevelop the existing aged 23,873 square foot (GSF) two

and one-half (2 %) story group residential facility into a modern 79,999 square foot (GSF) two
and one-half (2 %) story facility. The proposed facility will consist of 120 beds for patients
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suffering from various forms of substance abuse. Additionally, the proposed facility will include
outpatient services with an anticipation of 64 patients per day. Most residents of the facility will
be on an uninterrupted 21 day treatment plan and will not be allowed to drive to or from the
facility (and will be dropped off by a car service). It is anticipated that the facility will have 130
employees which will work during the following 3 shifts:

L First Shift - 6 am - 2pm (50 employees)
IL. Second Shift- 2pm — 10 pm (50 employees)
I[II.  Third Shift - 10 pm - 6am (30 employees)

*All shifts will be outside of peak hours.

Surface parking for 64 spaces is proposed in an existing cleared area of the site. The
Applicant is proposing to utilize the single existing access point to east side of Melwood Road, a
local road.

The Applicant is submitting a concurrent Preliminary Plan of subdivision in conjunction
with a CSP. The CSP specifically supports the intended development character envisioned by
the Westphalia Master Plan by proposing a mixed commercial development.

The Conceptual Site Plan has been prepared in accordance with the following criteria:

Requirements for development in the M-X-T Zone

Requirements for On-Site Parking

Regquirements in the Woodland Conservation and Tree Preservation Ordinance
Requirements of the Landscape Manual

Requirements for the preparation of Conceptual Site Plans

Requirements of pertinent County General, Master and Functional Master Plans.

AU bh LN —
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FINDINGS

1. Development Data Summary - The following information relates to the subject CSP and
Preliminary Plan application:

EXISTING PROPOSED
Zone M-X-T M-X-T
Use(s) Group Group Residential

Residential Facility
Acreage (Gross) 68.60 68.60
Acreage of Environmental 24.09 24.09
Regulated Features
Net Developable Acreage 44.51 44.51
Square Feet (GFA) 23,873 79,999
Lots 0 0
Outlots 0 0
Parcels 1 1
Outparcels 0 0
Residential Units N/A N/A
Variance No No
Variation No No

2. Master Plan Compliance:

Plan Prince George's 2035 Approved General Plan — The redevelopment proposed for
the subject property is entirely consistent with the vision, policies, and strategies
contained within the 2002 General Plan. The project implements the vision of the Plan
Prince George's 2035 Approved General Plan (Plan Prince George’s 2035) by providing
group residential services to a segment of the population,

2009 Master Plan of Transportation (MPQT) — There are no identified improvements

pursuant to recommendations contained in this plan and the Westphalia Sector Plan that
impact the proposed CSP and companion Preliminary Plan.

2010 Water Resources Functional Master Plan— The CSP and companion Preliminary
Plan have been reviewed against the recommendations in this plan and have been found

to be consistent with the policies therein because sensitive environmental features are
preserved and the Applicant intends to use environmental site design (ESD) concepts in
developing the property as recommended by the Sector Plan. The property is identified
as having existing water and sewer category classifications of W-3 and S-3 respectively.

2007 Westphalia Sector Plan and Sectional Map Amendment (SMA) — In accordance
with the 2007 Approved Westphalia Sector Plan and Sectional Map Amendment, the

subject project promotes the orderly development and redevelopment of land proximate
to the intersections of Pennsylvania Avenue (MD 4) and Woodyard Road. The subject
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property is designated within the sector plan as being located in “Low-Density
Residential” area. While the instant proposal does not include any residential uses (a
“group residential facility” is considered an institutional use), the proposed develop
preserves large portions of the site and integrates well with the surround residential
development (both existing and proposed). The redevelopment and enhancements of
services associated with the subject proposal support the County land use goals and
policies as they apply to the Westphalia area, through enhancing the health, safety and
general welfare of all Prince George’s County residents and citizens.

Relationship to Requirements in the Zoning Ordinance:

A. Section 27-542 - Purposes of the M-X-T Zone:
(a) The purposes of the M-X-T Zone are:

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

RESPONSE: The subject property was placed in the M-X-T Zone specifically to
implement the mixed-use recommendations contained in the Westphalia Sector Plan,
including the convenience of a planned group residential facility to service the existing and
future residents of Westphalia.

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

RESPONSE: The proposal directly implements the low-density residential/institutional
land use development element envisioned in the Westphalia Sector Plan. The site is within
walking distance to the planned Westphalia Town Center core, and its wide arrange of future
commercial, employment and residential uses.

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

RESPONSE: The proposed redevelopment of the subject property enhances an established
service promoted by both the General plan and Sector Plan.

4) To promote the effective and optimum use of transit and reduce automobile use

by locating a mix of residential and non-residential uses in proximity to one
another and to transit facilities to facilitate walking, bicycle, and transit use;
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RESPONSE: As public and privately funded community improvements continue to be
implemented in accordance with the Westphalia Sector Plan, the subject property will be
become easily accessible to surrounding community.

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

RESPONSE: The proposed facility will comply with this standard by providing twenty-
four (24) hours of care to its residents.

(6)  To encourage an appropriate horizontal and vertical mix of land uses whiclt
blend together harmoniously;

RESPONSE: The layout, scale, and architecture of the proposed facility provide an
attractive design that blends in with and preserves the natural environmental setting of the

property.

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

RESPONSE: As noted in the Applicant’s response to 6 above, the architectural design
elements will provide a distinctive visual character to the building. More refined
architectural design elements will be developed during the Detailed Site Plan process.

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

RESPONSE: Stormwater management policies and other smart growth principles are
incorporated into the sites development. Also, Leadership in Energy & Environmental
Design (LEED) site standards will be utilized to protect water resources and promote energy
conservation where practicable. While the proposed development is not seeking LEED
certification it will be incorporating key LEED design principles.

(9)  To permit a flexible response to the market and promote economic vitality and
investment; and

RESPONSE: The proposed development responds to a lack of conveniently located group
residential treatment facilities for Prince George’s County’s expanding population.

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

RESPONSE: The architectural design will complimentary to surrounding development and
environment. These design elements will be fully detailed during the Detailed Site Plan
process. The proposed use for this project will allow the developer to offer an excellent and
important service to insure the physical and social wellbeing of residents of Westphalia.

Section 27-544 - Regulations for M-X-T Zone:

(a) Except as provided in Subsection (b), additional regulations concerning the location,
size, and other provisions for all buildings and structures in the M-X-T Zone are as
provided for in Divisions 3 and 4 of this Part, General (Part 2), Off-Street Parking
and Loading (Part 11), Signs (Part 12), and the Landscape Manual.

RESPONSE: The proposed CSP has been prepared to be consistent with the above
regulations to the extent they are not affected by requirements in subsection (b) below).

(b) For property placed in the M-X-T Zone through a Sectional Map Amendment or
through a Zoning Map Amendment intended to implement land use
recommendations for mixed-use development recommended by a Master Plan or
Sector Plan that is approved after October 1, 2006, and for which a comprehensive
land use planning study was conducted by Technical Staff prior to initiation:

(1) The design guidelines or standards intended to implement the development
concept recommended by the Master Plan, Sector Plan, or the Sectional Map
Amendment Zoning Change, and a referenced exhibit of record for the property
shall provide guidance for the development regulations to be incorporated into
the Conceptual Site Plan.

RESPONSE: The subject property was placed in the M-X-T Zone by the 2007 Westphalia
Sector Plan. Preparation of this CSP has been guided by the relevant concepts and design
principles contained in said sector plan. Details of compliance will be demonstrated during

Detailed Site Plan review.
(2) The limitations on the maximum percentages of townhouses contained in
Section 27-547(b)(7), footnote 7 and the lot size and lot width requirements in
Section 27-548(h) shall not apply. However, the Planning Board or District

Council may impose similar restrictions where appropriate, only to implement
the recommendations of the Master Plan or Sector Plan.

RESPONSE: This section is not applicable as no townhouse units are proposed.

(c) Notwithstanding the provisions of Section 27-270, a grading permit may be issued as
long as it is in conformance with an approved Conceptual Site Plan.

RESPONSE: The applicant has not determined if they will pursue this option but wishes to
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have the flexibility in the future should they choose to do so.

(d) Mixed-Use Planned Community Regulations.

RESPONSE: Subsection (d) is not applicable because the subject property is not proposed as a
component of a Mixed-Use Planned Community (pursuant to Section 27-107.01 (151.01) of the
Zoning Ordinance.

(e) Regional Urban Community Regulations.

RESPONSE: Subsection (e) is not applicable because the subject property is not proposed as a
component of a Regional Urban Community (pursuant to Section 27-107.01 (197.1) of the
Zoning Ordinance

C. Section 27-546 - Site plans in M-X-T Zone:

(a) A Conceptual Site Plan and a Detailed Site Plan shall be approved for all uses and
improvements, in accordance with Part 3, Division 9, of this Subtitle.

(b) In addition to the information required by Part 3, Division 9, for Conceptual Site
Plans, the following information shall be included on Plans in the M-X-T Zone:

(1) A general description of the pedestrian system proposed;

RESPONSE: Design details and pedestrian safety elements will be determined at the time
of Detailed Site Plan review.

(2)  The proposed floor area ratio;
RESPONSE: The total floor area equals 0.026 FAR.

3) The type and location of uses proposed, and the range of square footage
anticipated to be devoted to each;

RESPONSE: As noted earlier in this report, this proposal is for the enlargement of an
existing group residential facility that has served residents of Prince George’s County for
over 50 years. Increasing the operational footprint of the facility from the current 23,873

square feet (GFA) to 79,999 square feet (GFA) footprint greatly enhances the level of service
that can be afforded to the community.

(4) A general description of any incentives to be used under the optional method of
development;

RESPONSE: The optional method of development is not proposed.

(5)  Areas proposed for landscaping and screening;
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RESPONSE: The CSP indicates all required areas proposed for landscaping and screening.
Compliance with landscaping requirements will be evaluated further during review of the
subsequent Detailed Site Plan.

(6) The proposed sequence of development; and
RESPONSE: Phased development is not proposed.
(7) The physical and functional relationship of the project uses and components.

RESPONSE: The CSP plan sheets illustrate the physical and functional relationships of
land uses and other components. Details will be demonstrated at the time of Detailed Site
Plan review.

(8)  Property placed in the M-X-T Zone by a Sectional Map Amendment shall
provide supporting evidence which shows whether the proposed development
will exceed the capacity of transportation facilities that are existing, are under
construction, for which one hundred percent (100%) of construction funds are
allocated within the adopted County Capital Improvement Program or within
the current State Consolidated Transportation Program, will be provided by the
applicant, or are incorporated in a specific public facilities financing and
implementation program.

RESPONSE: In a memorandum dated March 29, 2016, the Applicant’s transportation
engineer (Michael Lenhart, P.E.) stated that the level of traffic anticipated by the proposed
development plan will have a de minimis impact on surrounding roadways. Specifically, Mr.
Lenhart concluded that the peak hour traffic counts will result in fewer than 50 peak hour
trips. As such, a full Traffic Impact Study was not required pursuant to Section 9.A of the
county’s Transportation Guidelines. Thus, the existing road network will accommodate the
anticipated traffic to be generated by the group residential facility.

(c) This section applies to Detailed Site Plans only and is not applicable to Conceptual Site
Plans.

(d) In addition to the findings required for the Planning Board to approve either the
Conceptual or Detailed Site Plan (Part 3, Division 9), the Planning Board shall also
Sind that:

(1) The proposed development is in conformance with the purposes and other
provisions of this Division;

RESPONSE: The Applicant has followed the general requirements and procedures
contained in Part 3 Division 9 (Site Plans) for submitting Conceptual Site Plans and believes
the proposal conforms to the following purposes pursuant to Section 27-272 of the Zoning
Ordinance:



April 7, 2016
Page 10

1. To provide requirements for the preparation and approval of all
Conceptual and Detailed Site Plans;

2. To assure site plans help to fulfill the purposes of the zone in which
the land is located;

3. To provide simple, efficient procedures for the review and approval
of site plans;

4. To provide simple, straightforward explanations of the information that is to
appear on each plan.

(2)  For property placed in the M-X-T Zone through a Sectional Map Amendment
approved after October 1, 2006, the proposed development is in conformance
with the design guidelines or standards intended to implement the development
concept recommended by the Master Plan, Sector Plan, or Sectional Map
Amendment Zoning Change;

RESPONSE: As discussed previously, the subject property was placed in the M-X-T Zone
in February 2007 with approval of the Westphalia Sector Plan and Sectional Map
Amendment in CR-2-2007. The Westphalia Sector Plan does not have specific design
guidelines or standards for the subject property. The CSP proposal is consistent with these
earlier suggested planning concepts and illustrations and remains consistent with the
purposes of the M-X-T Zone and the range of uses anticipated therein.

(3)  The proposed development has an outward orientation which either is
physically and visually integrated with existing adjacent development or
catalyzes adjacent community improvement and rejuvenation;

RESPONSE: The proposed development is designed to be physically integrated with both
existing and future adjacent development in the area. The CSP is visually integrated with
existing and future uses through the use of connecting streets, pedestrian systems, open space
buffers, and landscaping, elements that will be further refined and demonstrated at the time
of Detailed Site Plan review.

“) The proposed development is compatible with existing and proposed
development in the vicinity;

RESPONSE: The proposed development is exactly as anticipated by the Westphalia Sector
Plan and is therefore compatible with the plan’s vision, development concept and other
design elements recommended for the area.

) The mix of uses, arrangement and design of buildings and other improvements,
and provision of public amenities reflect a cohesive development capable of
sustaining an independent environment of continuing quality and stability;

RESPONSE: The proposed group residential facility will be just one of the uses that make
up the overall tapestry of the future Westphalia Town Center. As mentioned herein, the
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proposed facility will be accessible and integrated with the greater mix of uses within /
Westphalia byly virtue of the planned vehicular and pedestrian connection planned \/
throughout the Sector.

(6)  If the development is staged, each building phase is designed as a self-sufficient
entity, while allowing for effective integration of subsequent phases;

RESPONSE: It is not anticipated that development will be phased.

(7)  The pedestrian system is convenient and is comprehensively designed to
encourage pedestrian activity within the development;

RESPONSE: The pedestrian system will be designed during preparation of the Detailed
Site Plan to ensure safe separation of vehicular and pedestrian traffic.

(8)  On the Detailed Site Plan, in areas of the development which are to be used for
pedestrian activities or as gathering places for people, adequate attention has
been paid to human scale, high quality urban design, and other amenities, such
as the types and textures of materials, landscaping and screening, street
Sfurniture, and lighting (natural and artificial); and

RESPONSE: Preparation of the Detailed Site Plan will consider and incorporate many of
these design elements as deemed appropriate.

(99 On a Conceptual Site Plan for property placed in the M-X-T Zone by a
Sectional Map Amendment, transportation facilities that are existing; that are
under construction; or for which one hundred percent (100%) of construction
funds are allocated within the adopted County Capital Improvement Program,
or the current State Consolidated Transportation Program, will be provided by
the applicant, or are incorporated in an approved public facilities financing and
implementation program, will be adequate to carry anticipated traffic for the
proposed development. The finding by the Council of adequate transportation
facilities at the time of Conceptual Site Plan approval shall not prevent the
Planning Board from later amending this finding during its review of
subdivision plats.

RESPONSE: In a memorandum dated March 29, 2016, the Applicant’s transportation
engineer (Michael Lenhart, P.E.) stated that the level of traffic anticipated by the proposed
development plan will have a de minimis impact on surrounding roadways. Specifically, Mr.
Lenhart concluded that the peak hour traffic counts will result in fewer than 50 peak hour
trips. As such, a full Traffic Impact Study was not required pursuant to Section 9.A of the
county’s Transportation Guidelines. Thus, the existing road network will accommodate the
anticipated traffic to be generated by the group residential facility.

D. Section 27-548 — Additional M-X-T Zone Regulations:
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(a) Maximum floor area ratio (FAR):
) Without the use of the optional method of development — 0.40 FAR; and
(2) With the use of the optional method of development — 8.00 FAR.

RESPONSE: As noted previously in this statement, the proposed development will not
utilize the optional method of development will have an overall floor area of 0.027 or less
which will be determined at time of Detailed Site Plan review.

(b) The uses allowed in the M-X-T Zone may be located in more than one (1) building,
and on more than one (1) lot.
RESPONSE: The proposed building will be located on single development lot/parcel.

(c) Except as provided for in this Division, the dimensions for the location, coverage,
and height of all improvements shown on an approved Detailed Site Plan shall
constitute the regulations for these improvements for a specific development in the
M-X-T Zone.

RESPONSE: The forthcoming Detailed Site Plan will establish these precise requirements.

(d) Landscaping, screening, and buffering of development in the M-X-T Zone shall be
provided pursuant to the provisions of the Landscape Manual. Additional buffering
and screening may be required to satisfy the purposes of the M-X-T Zone and to
protect the character of the M-X-T Zone from adjoining or interior incompatible land
uses.

RESPONSE: All landscaping will be provided in accordance with all requirements in the
Landscape Manual. Details will be provided at time of Detailed Site Plan.

(e) In addition to those areas of a building included in the computation of gross floor
area (without the use of the optional method of development), the floor area of the
Jollowing improvements (using the optional method of development) shall be
included in computing the gross floor area of the building of which they are a part:
enclosed pedestrian spaces, theaters, and residential uses. Floor area ratios shall
exclude from gross floor area that area in a building or structure devoted to
vehicular parking and parking access areas (notwithstanding the provisions of
Section 27-107.01). The floor area ratio shall be applied to the entire property which
is the subject of the Conceptual Site Plan.

RESPONSE: This is understood, the final gross floor area will be determined during
Detailed Site Plan review.

()  Private structures may be located within the air space above, or in the ground below,
public rights-of-way.

RESPONSE: No structures that will infringe upon public rights of way are proposed.

81



April 7,2016
Page 13

(8) Each lot shall have frontage on, and direct vehicular access to, a public street, except
lots for which private streets or other access rights-of-way have been authorized
pursuant to Subtitle 24 of this Code.

RESPONSE: As with the existing parcel, the proposal will continue to maintain its frontage
along and with direct vehicular access to Melwood Road.

() Townhouses developed pursuant to...

RESPONSE: This section is not applicable as it only applies to development of residential
townhouses.

(i)  The maximum height of multifamily buildings shall be one hundred and ten (110)
Jeet. This height restriction shall not apply within any Transit District Overlay Zone,
designated General Plan Metropolitan or Regional Centers, or a Mixed-Use Planned
Community.

RESPONSE: The building design prepared for this CSP application is designed with a
maximum height of 35 feet, as measured to the mid-point of the sloped roof. Nonetheless,
the group residential facility is an “institutional” use and is not considered by the Zoning
Ordinance to be a “multifamily” building.

() As noted in Section 27-544(b), which references property placed in the M-X-T Zone
through a Sectional Map Amendment approved after October 1, 2006, and for which
a comprehensive land use planning study was conducted by Technical Staff prior to
initiation, regulations for Conceptual or Detailed Site Plans (such as, but not limited
to density, setbacks, buffers, screening, landscaping, height, recreational
requirements, ingress/egress, and internal circulation) should be based on the design
guidelines or standards intended to implement the development concept
recommended by the Master Plan, Sector Plan, or the Sectional Map Amendment
Zoning Change and any referenced exhibit of record for the property. This
regulation also applies to property readopted in the M-X-T Zone through a Sectional
Map Amendment approved after October 1, 2006 and for which a comprehensive
land use planning study was conducted by Technical Staff prior to initiation of a
concurrent Master Plan or Sector Plan (see Section 27-226(f)(3) of the Zoning
Ordinance).

RESPONSE: As previously discussed herein, the appropriate design guidelines and

concepts contained in the Westphalia Sector Plan have guided development of the instant
Conceptual Site Plan.

E. Section 27-272 - Purpose of Conceptual Site Plans:
(b) General purposes.
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(1) The general purposes of Conceptual Site Plans are:

(A) To provide for development in accordance with the principles for the
orderly, planned, efficient, and economical development contained in the
General Plan, Master Plan or other approved plan;

(B) To help fulfill the purposes of the zone in which the land is located;

(C) To provide for development in accordance with the site design guidelines
established in this Division; and

(D) To provide approval procedures that are easy to understand and consistent
Sor all types of Conceptual Site Plans.

RESPONSE: The proposed CSP has been designed and developed in accordance with these
specific purposes with the intent to implement the recommendations within Plan Prince
George's 2035 Approved General Plan (Plan Prince George's 2035), and the 2007 Approved
Westphalia Sector Plan and Sectional Map Amendment and fulfill the purposes of the M-X-T
Zone.

(c) Specific purposes
(1) The specific purposes of Conceptual Site Plans are:

(4) To explain the relationships among proposed uses on the subject site, and
between the uses on the site and adjacent uses;;

(B) To illustrate approximate locations where buildings, parking lots, streets,
green areas, and other similar physical features may be placed in the final
design for the site;

(C) To illustrate general grading, woodland conservation areas, preservation
of sensitive environmental features, planting, sediment control, and storm
water management concepis to be employed in any final design for the
site; and

(D) To describe, generally, the recreational facilities, architectural form of
buildings, and street furniture (such as lamps, signs, and benches) to be
used on the final plan.

RESPONSE: The proposed CSP has been designed and developed in accordance with these
specific purposes. According to the approved TCP1 (054-96), the Stormwater Management
Concept Plan (#11758-2016-0), Natural Resources Inventory NRI-090-05-0, which is
currently being reviewed, the proposed site improvements are generally limited to that area of
the southwestern side of the property adjacent to the access drive that are currently disturbed
with improvements. The bulk of future clearing are focused within the already disturbed
central, western and southern areas of the site and preserving the existing woodland within
the floodplain area and PMA areas identified within the bounds of the property, with limited
if any impacts on environmentally sensitive areas of the property are anticipated with this
proposal.
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F. Section 27-273. Submittal requirements:

RESPONSE: The CSP and supporting documentation and plans have been submitted
pursuant to all requirements in this section.

G. Section 27-274 - Design guidelines for Conceptual Site Plans:

(a) The Conceptual Site Plan shall be designed in accordance with the following
guidelines:

) General.

(A) The Plan should promote the purposes of the Conceptual Site Plan.

(B) The applicant shall provide justification for, and demonstrate to the
satisfaction of the Planning Board or District Council, as applicable, the
reasons for noncompliance with any of the design guidelines for
townhouses and three-family dwellings set forth in paragraph (11), below.

RESPONSE: As discussed previously in this report the proposed development does not
incorporate the use of townhouses in its design. Furthermore, the proposed CSP
demonstrates compliance with the general and specific purposes for Conceptual Site Plans.

H. Section 27-276 - Required Findings for Conceptual Site Plans:

(1) The Planning Board may approve a Conceptual Site Plan if it finds that the
Plan represents a most reasonable alternative for satisfying the site design
guidelines without requiring unreasonable costs and without detracting
substantially from the utility of the proposed development for its intended use.
If it cannot make this finding, the Planning Board may disapprove the Plan.

RESPONSE: The Applicant believes the proposed development implements the specific
“Development Concept” illustrated in the Westphalia Sector Plan and thereby satisfies the
applicable design principles suggested in the Sector Plan.  As mentioned herein, the
proposed use replaces an existing facility over 50 years old. The new and updated facility
will have architecture that is consistent and complimentary to the existing and planned uses
in the Sector. Said facility will also benefit from the preservation of large portions of the site
and the woodlands and other natural features contained therein.

(2) The Planning Board may approve a Conceptual Site Plan for a Mixed-Use
Planned Community in the E-I-A or M-X-T Zone if it finds that the property
and the Plan satisfy all criteria for M-X-T Zone approval in Part 3, Division 2;
the Plan and proposed development meet the purposes and applicable
requirements of the M-X-T Zone; the Plan meets all requirements stated in the
definition of the use; and the Plan shows a reasonable alternative for satisfying,
in a high-quality, well-integrated mixed-use community, all applicable site
design guidelines.
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RESPONSE: The instant request is not for a Mixed-Use Planned Community as provided
for in Section 27-546.01 of the Zoning Ordinance.

3) The Planning Board may approve a Conceptual Site Plan for a Regional Urban
Community in the M-X-T Zone if it finds that proposed development meet the
purposes and applicable requirements of the M-X-T Zone and the Plan meets
all requirements stated in the definition of the use and Section 27-544 of this

Code.

RESPONSE: The instant request is not for a Regional Urban Community as provided for in
Section 27-544 (e) of the Zoning Ordinance.

) The plan shall demonstrate the preservation and/or restoration of the regulated
environmental features in a natural state to the fullest extent possible in
accordance with the requirement of Subtitle 24-130 (b)(5).

RESPONSE: Regulated environmental features (streams, associated buffers and the
primary Management Area) have been identified for preservation by the CSP.

PRELIMINARY PLAN OF SUBDIVISION

A. Section 24-121 - Planning and Design Requirements:

(a) The Planning Board shall require that proposed subdivisions conform to the
Jollowing:

3) When lots are proposed on land adjacent to an existing or planned
roadway of arterial or higher classification, they shall be designed to
front on either an interior street or a service road. As used in this
Section, a planned roadway or transit right-of-way shall mean a road or
right-of-way shown in a currently approved State Highway plan, General
Plan, or master plan. If a service road is used, it shall connect, where
Seasible, with a local interior collector street with the point of intersection
located at least two hundred (200) feet away from the intersection of any
roadway of collector or higher classification.

RESPONSE: The subject property complies with this standard, no individual lots
within the project plan will access directly onto nearby arterial roadways.

(4)  Residential lots adjacent to existing or planned roadways of arterial
classification shall be platted with a minimum depth of one hundred and
fifty (150) feet. Residential lots adjacent to an existing or planned
roadway of freeway or higher classification, or an existing or planned
transit right-of-way, shall be platted with a depth of three hundred (300)
feet. Adequate protection and screening from traffic nuisances shall be
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provided by earthen berms, plant materials, fencing, and/or the
establishment of a building restriction line, when appropriate.

RESPONSE: No residential lots are proposed in this application. Further no lots are
adjacent to existing or planned roadways of freeway or higher classification.

(5) The preliminary plan and final plat shall conform to the area master
plan, including maps and text, unless the Planning Board finds that
events have occurred to render the relevant plan recommendations no
longer appropriate or the District Council has not imposed the
recommended zoning.

RESPONSE: As discussed previously in this report, the redevelopment proposed for the
subject property is entirely consistent with the vision, policies, and strategies contained
within the General Plan. The project implements the vision of the Plan Prince George's
2035 Approved General Plan (Plan Prince George’s 2035) by providing an institutional use
envisioned in the overall mix of uses M-X-T Zoned properties in the Westphalia Sector Plan.

(6)  When indicated by a master plan or the General Plan or when requested
by a public agency, land may be placed in reservation, pursuant to
Division 7 of this Subtitle.

RESPONSE: There is no recommendation contained in the 2007 Approved
Westphalia Sector Plan and Sectional Map Amendment to place any portion of the
subject property in reservation.

(7)  Provision shall be made for the eventual ownership of outlots or residue
parcels by incorporating them into platted lots or into adjacent parcels or
by other means deemed acceptable by the Planning Board.

RESPONSE: This is understood.

(8)  Corner lots shall be rounded with a radius of not less than twenty (20)
Jeet or provided with an equivalent truncation.

RESPONSE: The proposed plan is designed to meet or exceed the above standards.
) Walkways, with rights-of-way not less than ten (10) feet wide, shall be
provided through all blocks over seven hundred fifty (750) feet long,

when deemed necessary by the Planning Board.

RESPONSE: There are no lot divisions proposed in this development, therefore, this
requirement does not apply.

(10)  Generally, subdivisions shall be designed to avoid unnecessary and costly
roads, utility extensions, grading, and energy consumption.
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RESPONSE: This is understood and attention has been paid to accomplishing this
requirement.

(11) Significant natural features which are impossible or difficult to
reproduce, such as waterways, streams, hills, wooded lands, and
specimen trees, should be preserved to the degree practicable.

RESPONSE: PMA'’s associated with existing stream channels and other
environmentally have been identified for preservation on the proposed preliminary
plan of subdivision.

(13)  Generally, lots, except at corners, should have access to only one (1)
Street.

RESPONSE: This is understood. The proposed subdivision has direct vehicular
access to Melwood Road.

(14)  If an entrance feature or gateway sign is proposed in a residential
subdivision, it shall be identified on the preliminary plan on a separate
Homeowners' Association parcel, or easement located on a homeowner's
lot, and be designed in accordance with the standards in Section 27-624
of the Zoning Ordinance. A Homeowners' Association or other entity or
person designated in a maintenance arrangement approved by the
Department of Environmental Resources, shall be responsible for the
maintenance of the entrance feature or gateway sign.

RESPONSE: This standard does not apply to the subject proposal. Any entry feature
signage will comply with the sign code requirements of the Zoning Ordinance.

(15)  The Planning Board shall not approve a preliminary plan of subdivision
until evidence is submitted that a stormwater management concept plan
has been approved by the Department of Environmental Resources or the
municipality having approval authority, unless the Planning Board finds
that such approval will not affect the subdivision.

RESPONSE: Stormwater Concept Plan No. 11758-2016-0 is currently under review
by Prince George’s County Department of Permitting, Inspections and Enforcement.

(16)  Except as indicated in Section 24-132, the subdivision shall be designed
and platted in accordance with the provisions for woodland conservation
and tree preservation contained in Subtitle 25.

RESPONSE: This property is subject to the provisions of the Woodland and Wildlife
Habitat Conservation Ordinance because the property is greater than 40,000 square
feet in size and it contains more than 10,000 square feet of existing woodland. A Type
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1 Tree Conservation Plan (054-96) was submitted and will be approved with the
companion CSP-15003 application.

(17)  Historic resources should be preserved.

RESPONSE: There are no historic resources on or in the vicinity of the subject
property.

(18)  Significant archeological sites identified in accordance with the
Planning Board Guidelines for Archeological Review should be
preserved in place, to the extent practicable and should be interpreted as
appropriate.

RESPONSE: There are no archeological sites on the subject property

(19) Condominium townhouse dwelling units approved after September 1,
2012 shall conform to the lot standards of this Subtitle and Subtitle 27
Jor possible future conversion to fee simple lots.

RESPONSE: As there are no townhouses or other potential homeownership
components, this standard is not applicable to the subject proposal.

DIVISION 4. REQUIREMENTS: TRANSPORTATION AND CIRCULATION.

B. Section 24-122 - Public Facilities Requirements:

(a) When utility easements are required by a public utility company, the subdivider shall
include the following statement in the dedication documents: Utility easements are
granted pursuant to the declaration recorded among the County Land Records in
Liber 3703 at Folio 748.

(b) Land for public facilities shown on the General Plan, functional master plans and/or
area master plans, and watershed plans shall be reserved, dedicated, or otherwise
provided for.

(c) Stormwater management facilities, existing or proposed as part of the development,
shall have sufficient capacity to convey surface water runoff.

RESPONSE: As there are no public easements or utility components associated with
this application, this standard is not applicable to the subject proposal.

C. Section 24-123. General requirements

(a) The Planning Board shall require that preliminary plan conform to the
Jollowing:

(1) The rights-of-way of all highways, streets, and transit facilities shown on
the General Plan, functional master plans, and area master plans shall
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be shown on the preliminary plan and, when reserved or dedicated,
shown on the final plat.

RESPONSE: There are no identified improvements pursuant to recommendations
contained in this plan and the Westphalia Sector Plan that impact the proposed CSP
and companion Preliminary Plan.

(5)  Arterial highways shall have a minimum right-of-way width of one
hundred and twenty (120) feet; collector streets, a minimum right-of-way
width of eighty (80) feet; and parkways, such right-of-way width as may
be designated by the Planning Board. The width of secondary
subdivision streets shall be not less than fifty (50) feet and the width of
primary subdivision streets not less than sixty (60) feet.

RESPONSE: As noted previously in this report, the site is adjacent to Melwood
Road, a designated historic road that provides primary access to the property.
Melwood Road is not identified within the Master Plan of Transportation as a master
planned right-of-way designated for future roadway improvements.

(6)  Land for bike trails and pedestrian circulation systems shall be shown on
the preliminary plan and, where dedicated or reserved, shown on the
final plat when the trails are indicated on a master plan, the County
Trails Plan, or where the property abuts an existing or dedicated trail,
unless the Board finds that previously proposed trails are no longer
warranted.

RESPONSE: The Master Planned Trail Right-of-way is shown on the Preliminary
Plan at the north-western tip of property.

D. Section 24-124. Adequate roads required

(a) Before any preliminary plan may be approved, the Planning Board shall find
that:

(1)  There will be adequate access roads available to serve traffic which
would be generated by the proposed subdivision, or there is a proposal
for such roads on an adopted and approved master plan and construction
scheduled with one hundred percent (100%) of the construction funds
allocated within the adopted County Capital Improvement Program,
within the current State Consolidated Transportation Program, and/or
such roads are incorporated in a specific public facilities financing and
implementation program as defined in Section 27-107.01(186.1);

RESPONSE: In a memorandum dated March 29, 2016, the Applicant’s
transportation engineer (Michael Lenhart, P.E.) stated that the level of traffic
anticipated by the proposed development plan will have a de minimis impact on
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surrounding roadways. Specifically, Mr. Lenhart concluded that the peak hour traffic
counts will result in fewer than 50 peak hour trips. As such, a full Traffic Impact
Study was not required pursuant to Section 9.A of the county’s Transportation
Guidelines. Thus, the existing road network will accommodate the anticipated traffic
to be generated by the group residential facility. '

E. Section 24-122.01 - Adequacy of Public Facilities:

(a) The Planning Board may not approve a subdivision plat if it finds that adequate
public facilities do not exist or are not programmed for the area within which the
proposed subdivision is located, as defined in the “Guidelines for the Mitigation of
Adequate Public Facilities: Public Safety Infrastructure” and "Guidelines for the
Analysis of the Traffic Impact of Development Proposals.” The Planning Board
shall require adequate public facilities, as provided in this Section and in Division 4
of this Subtitle.

RESPONSE: This preliminary plan has been reviewed for conformance with this section
and Section 24-123 of the Subdivision Regulations, the 2009 Approved Countywide Master
Plan of Transportation (MPOT), and the appropriate area master plan in order to ensure the
adequacy of transportation facilities, including the provision of planned trails, bikeways, and
pedestrian improvements. Also, the Conceptual Site Plan has been developed in accordance
with all requirements relative to the adequacy of public facilities, public safety, and traffic
impacts, including trails. Because this is considered an institutional subdivision, there is no
required mitigation for schools.

(b) Water and sewerage.

1) The location of the property within the appropriate service area of the Ten Year
Water and Sewerage Plan is deemed sufficient evidence of the immediate or
planned availability of public water and sewerage for preliminary or final plat
approval.

RESPONSE: The subject property is within Water and Sewer Systems Category 3. The
property is also within the Western Branch Watershed.

(c) Police facilities.

(1)  Before any preliminary plat may be approved, the Planning Board shall find
that:

(A) The population and/or employees generated by the proposed subdivision at
each stage of the proposed subdivision will not exceed the service capacity
of existing police stations as determined by the Planning Board in the
“Guidelines for the Mitigation of Adequate Public Facilities: Public
Safety Infrastructure" as may be amended from time to time; or
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(B)

©

An adequate police facility available to serve the population and/or
employees generated by the proposed subdivision has been programmed
with one hundred percent (100%) of the expenditures for the construction
of such a facility within the adopted County Capital Improvement
Program as determined under the "Guidelines"; or

That improvements participated in or funded by the subdivider, including
participation in a specific Public Facilities Financing and Implementation
Program as defined in Section 27-107.01(186.1), will alleviate any
inadequacy as determined under the "Guidelines."

RESPONSE: To the Applicant’s knowledge there are adequate police facilities available to
accommodate the proposed development.

(d) Fire and rescue facilities.

)

&)

Before any preliminary plat may be approved, the Planning Board shall find

that:

A

(B)

©

The population and/or employees generated by the proposed subdivision at
each stage of the proposed subdivision will be within the adequate
coverage area of the nearest fire and rescue station(s) as determined by
the Planning Board in the “Guidelines for the Mitigation of Adequate
Public Facilities: Public Safety Infrastructure” as may be amended from
time to time; or

An adequate fire and rescue station(s) available to serve the population
and/or employees generated by the proposed subdivision has been
programmed with one hundred percent (100%) of the expenditures for the
construction of such a facility within the adopted County Capital
Improvement Program as determined under the "Guidelines", pro vided,
however, that if construction of such improvements has not commenced
within nine (9) years after the first year the project is fully funded in an
adopted County Capital Improvement Program, the preliminary plat may
not be considered and approved by the Planning Board based upon future
construction until such facilities are actually constructed; or

That improvements participated in or funded by the subdivider, including
participation in a specific public facilities financing and implementation
program as defined in Section 27-107.01(186.1), will alleviate any
inadequacy as determined under the "Guidelines."

Before any preliminary plat may be approved, if the location of the property
proposed for subdivision is outside the appropriate service area of the Ten Year
Water and Sewerage Plan or is in the Rural Tier, the Planning Board shall
require the subdivider to provide water storage tanks, the availability of water
tanker trucks, or other appropriate source of water for fire extinguishing
purposes.
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RESPONSE: The new Westphalia Station 823, located approximately 1.2 miles west on
Presidential Parkway is the nearest fire station to subject site. To the Applicant’s knowledge
there are adequate fire and rescue facilities available to accommodate the proposed
development. The project will be served by public water and will have adequate on-site fire
hydrant coverage in addition to buildings which are designed in accordance with the latest
building codes with respect to fire suppression requirements.

Section 24-125 - Commercial and industrial subdivisions:

In the case of a commercial or industrial subdivision which fronts on an arterial road
or a road of greater capacity, the applicant may be required to provide information
relating to traffic safety and efficiency, such as access points, directional signing,
internal circulation, and general parking proposals. If the Planning Board finds that
there is a probability of traffic hazard or serious impairment of circulation, it may
impose such conditions as are needed to protect the public health and safety.

RESPONSE: The Applicant believes the proposed redevelopment proposal maintains

acceptable levels of traffic safety and efficiency by use of the existing access point onto
Melwood Road (local roadway). Melwood Road is not classified as an arterial road or a
road of greater capacity.

Conclusion:

In light of the foregoing analysis and findings, and other documents filed herein, the

Applicant respectfully requests approval of the instant Conceptual Site Plan and Preliminary Plan
of Subdivision application(s) for Recovery Centers of America — Melwood Road Facility. The
proposed redevelopment of this long established institutional site implements the purposes of the
M-X-T Zone and is consistent with applicable recommendations set forth in the Westphalia
Sector Plan. The proposal will remain compatible with surrounding land uses and will serve the
needs of future and existing residents of Westphalia and Prince George’s County, Maryland.

cc:

Sincerely,
@ Wi
Dennis Whitley, 111
Mr John Evans
Robert J. Antonetti, Jr., Esq.
Dustin Rauch, P.E.

NARehabilitative_Cemer_of_America\Meclwood Property\CSP SOMCSP-1803 & 4-16009 SOJ (M-05-2016 dec
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DECEMBER 1, 2016
Planning Board Meeting

Exhibits Transmitted to Development Review

AGENDA ITEM #10 — CONCEPTUAL SITE PLAN

CSP-15003 RECOVERY CENTERS OF AMERICA MELWOOD ROAD FACILITY

The following exhibits were accepted and entered into the record:

Applicant’s Exhibit No. 1 — Proposed Revisions to Conditions 1 page

MARIE PROCTOR 12/6/2016

Wba%u%ﬂ e /16

Sign and Date
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3EC’DBYPGCPBON 2/t [2016
ITEM #_10  CASE # £SP- 15003

EXHIBIT # Applicants Exhioit # |

Recovery Centers of America
(CSP-15003)

Revised Conditions

2: Prior to approval of a DSP for the project, the following shall be ensured:

b. Total development within the subject property shall be limited to uses which
generate no more than 35 28 AM peak-hour trips, 43 34-PM peak-hour trips.
These rates were determined by using the Institute of Transportation Engineer’s
(ITE) Trip Generation Manual, 9th Edition. Any development generating an
impact greater than that identified herein above shall require a new determination
of the adequacy of transportation facilities.

i e . el e o
prejeet:

f. High standards shall be utilized to evaluate the architecture. Specifically, the
proposed facility should incorporate a substantial amount of masonry materials
(e.g.. brick, stone, and/or hardi-plank) and utilize a variety of architectural features
as part of the the building elevations.

4. Prior to the approval of the final/record plat:

a. The applicant and the applicant’s heirs successors, and/or assignees, shall provide

a plan for any interpretive signage to be erected and-public-outreach-measures
(based on the findings of the Phase 1 and-Phase-H archeological investigations).

The location and wording of the signage and the public outreach measures shall
be subject to approval by the M-NCPPC staff archeologist as designee of the
Planning Board. The plan shall include the timing for the installation of the

signage and-the-implementation-of public-outreach-measures.

Strikethreugh represents deleted language

Underline represents added language
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