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MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

PRINCE GEORGE’S COUNTY PLANNING BOARD

STAFF REPORT

SUBJECT: Detailed Site Plan DSP-13025

University of Maryland Student Housing at Knox Road

The Urban Design staff has reviewed the detailed site plan for the subject property and presents

the following evaluation and findings leading to a recommendation of APPROVAL with conditions.

The detailed site plan was reviewed and evaluated for compliance with the following criteria:

A. Compliance with the requirements of the Mixed Use-Infill (M-U-I) Zone.

B. Compliance with the requirements of the Development District Overlay (D-D-O) Zone.

C. Compliance with the requirements of the 2010 Approved Central US 1 Corridor Sector Plan and
Adopted Sectional Map Amendment.

D. The 2010 Prince George’s County Landscape Manual.

E. The Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance.

F. The Prince George’s County Tree Canopy Coverage Ordinance.

G. Referral comments.

FINDINGS

Based upon the evaluation and analysis of the subject application, the Urban Design staff

recommends the following findings:

1

Request: With the subject detailed site plan (DSP), the applicant proposes to raze 50 existing
duplex units and construct modern student housing development consisting of 445 multifamily
units and 11,909 square feet of retail development.

Location: The subject property, which consists of 50 separate lots, is located on the south side of
Knox Road, approximately 1,000 feet west of its intersection with Baltimore Avenue (US 1), with
frontage on Knox Road, Guilford Drive, Rossburg Drive, and Hartwick Road in the City of
College Park. The site is in Planning Area 66, Council District 3, and is in the Developed Tier.
The site is zoned Mixed Use-Infill (M-U-I) and is subject to the Development District Overlay
(D-D-0) Zone standards found in the 2010 Approved Central US 1 Corridor Sector Plan and
Adopted Sectional Map Amendment (Central US 1 Corridor Sector Plan and SMA).
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Surrounding Uses: North of the subject property are multifamily and fraternity buildings in the
M-U-I and Rural Residential (R-R) Zones, beyond which are properties in the R-R Zone owned
by the University of Maryland. To the west, the subject site adjoins M-U-I-zoned property. To the
east the site adjoins commercial/office property in the M-U-I Zone and multifamily property in
the Multifamily High Density Residential (R-10) Zone. To the south and southwest across
Guilford Drive are multifamily buildings and religious institutions in the One-Family Detached
Residential (R-55), Multifamily Medium Density Residential (R-1 8), and M-U-I Zones. All of the
above-described properties are also located within the D-D-O Zone of the Central US 1 Corridor
Sector Plan and SMA. The southern portion of the site located south of Guilford Drive abuts
properties in the R-55 Zone that are not located within the D-D-O Zone.

Development Data Summary:

EXISTING PROPOSED
Zone(s) M-U-I/ D-D-O M-U-I/D-D-O
Use(s) Residential Multifamily/Residential/
Commercial/Retail
Acreage 5.77 6.20

(including Rossburg Drive
once vacated)

Lots 50 --
Parcels -- 3
Total Square Footage/GFA 84,000 (to be razed) 655,139
Retail Square Footage/GFA - 11,909
Multifamily Dwelling Units: 50 (to be razed) 445
OTHER DEVELOPMENT DATA

Parking Requirements per the Sector Plan

The following table outlines the parking that is required by-right within the Central US 1 Corridor
D-D-O Zone for the proposed development program:

Use Walkapie Node Total Corric}or Infill Total
Requirement Requirement

429 dwelling units .
(Walkable Node) 1 space/dwelling 429 N/A N/A
16 dwelling units 1.5
(Corridor Infill) Na B spaces/dwelling 4
11,909 sq. ft. retail space 3 spaces/1,000 sq. ft. 36 N/A N/A
SUBTOTAL N/A 465 N/A 24
TOTAL required without 489
shared parking
Shared Parking Factor Divide by 1.3
TOTAL required with 377
shared parking
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Total Parking Provided 507
(496 standard; 9 handicapped;
2 van-accessible handicapped)

Bicycle Spaces per the Sector Plan

Required = 1 space per 3 parking spaces 169
Provided 314
Loading Spaces

Required (per Section 27-582%) 4 spaces
Retail — 11,909 sq. ft. 2 spaces
(2 stores 2,000 to 10,000 sq. ft.)

Residential 2 spaces
Provided 4 spaces
Retail 2 spaces
Residential 2 spaces

*Note: The Central US 1 Corridor Sector Plan and SMA does not have specific requirements for
the number of loading spaces; therefore, the applicable section of the Zoning Ordinance should
serve as the requirement per the sector plan (page 226). Additionally. the provided loading spaces
need to meet the size requirements of Section 27-578 of the Zoning Ordinance; however, no
heights for the loading space access doors were provided. Therefore, any future approval of this
DSP should label the height of all loading space access doors as at least 15 feet.

The DSP should be revised to show each level of the proposed parking garage, and dimension
parking space sizes and drive aisle widths, so conformance with the requirements of the Zoning
Ordinance may be determined.

Prior approvals: The property is known as Lots 1-10, Block E; Lots 9-14, Block F; Lots 29356,
Block H; Lots 9-12, Block I; and Rossburg Drive, located on Tax Map 33 in Grid C-4. Lots 1-10,
Block E, were recorded in Plat Book WWW 20-94 and approved on March 6, 1952. Lots 9-14,
Block F: Lots 29-56, Block H; and Lots 9—12, Block I, were recorded in Plat Book WWW 21-96
and approved on November 13, 1952. The applicant is not required to file a preliminary plan of
subdivision for this property as discussed in Finding 12d below. The subject property has an
approved Stormwater Management Concept Plan, 14618-2013, dated August 2, 2013.

Design Features: With the subject DSP, the applicant proposes to raze 50 existing duplex units
and construct modern student housing development consisting of 445 multifamily units and
11,909 square feet of retail development. The development is proposed to occupy three proposed
parcels. Proposed Parcel 1 fronts Knox Road, Guilford Road, and Hartwick Road, with the
primary frontage on Knox Road, and contains Buildings A and B, which are two six-story
multifamily buildings. Building A is 329,947 square feet and contains 233 multifamily units and
8,347 square feet of retail in two locations. Building B is 185,282 square feet and contains one
parking garage and 123 multifamily units, including 14 townhouse-style multifamily units, and
3,562 square feet of retail in two locations. Proposed Parcel 2 fronts Hartwick Road and Guilford
Drive, and contains one five-story multifamily building and 16 townhouse-style multifamily
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units. Proposed Parcel 3 is located on the south side of Guilford Drive, fronting Guilford Drive
and Rossburg Drive near its terminus, and contains 16 townhouse-style multifamily units in
two blocks.

The proposed design creates a green space at the intersection of Guilford Drive and Hartwick
Road and connects that green space to the campus of the University of Maryland through a
65-foot-wide, pedestrian-only corridor between Buildings A and B. This corridor includes a
30-foot-wide walkway with landscaping and seating along the sides, and expands to a wider plaza
area along Knox Road. This corridor is referred to by the applicant as a “mews,” which is
typically a small street or alley. Due to a 20-foot grade change that exists between Knox Road
and Guilford Drive, a wide staircase has been incorporated into the mews, and has been designed
as a place of gathering that includes amphitheater-style seating. This staircase should be designed
to accommodate pushing a bicycle, and staff recommends, prior to signature approval of the
plans, that the applicant provide final details of the staircase design.

Parking for the majority of the development will be housed within the proposed parking garage
located within Building B. Building B and its parking garage are located within the existing
right-of-way of Rossburg Drive. The applicant has requested that this existing right-of-way
within the City of College Park be closed and abandoned. Staff recommends that the
abandonment, the vacation procedures, and a minor plat be completed prior to signature approval
of the subject DSP, so the DSP will ultimately match the final plat.

The parking garage will be accessed from Hartwick Road only. A proposed second access from
Knox Road has been removed from the plan to reflect that Knox Road is the primary frontage
street serving the development. The garage front on Knox Road will be faced with
townhouse-style units which will not be connected to the multifamily units and will be separately
accessed from Knox Road. These units, like the townhouse-style units proposed along Guilford
Drive, are intended to provide a mix of housing options for those students who prefer a more
independent non-multifamily living arrangement. While most of the parking in the garage will be
dedicated to residents, a portion of the first floor of the garage will be set aside for the
commercial component of the project.

Recreational Facilities—Appropriate on-site usable green space and recreational facilities are
proposed for future residents. On-site private recreational facilities with a value of at least
$395,589.90 are the minimum required for the proposed development in accordance with Prince
George’s County Planning Department’s guidelines for the proposed population. The recreational
facilities shown on the plan are as follows:

. Building A: Building A has been designed to include a courtyard with amenity spaces.
The courtyard will include a swimming pool, an open lawn area/volleyball court, an
outdoor TV, a fire pit, a large screen for movie projection, and an outdoor club room
expansion area with seating, dining, and built-in grills and bar area. This courtyard is also
being proposed for bioretention purposes and will have an educational panel describing
its purpose and function.

. Building B: The courtyard incorporated into this building is intended to provide more
passive activities. It will contain an open lawn area, seating areas with dining, built-in
grills and bar area, a water feature, an outdoor TV, a fire pit, and a library extension area
with seating. The courtyard is also designed to provide bioretention, and an educational
panel describing their function will be included.
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. Building C, Sites C and D: These areas include more passive recreational options, such
as outdoor seating. Information regarding recreational opportunities internal to these
buildings has not been provided for evaluation.

The proposed recreational areas are centrally located on the site and should be accessible to all
residents of the project. If the courtyard facilities are not accessible to residents of all of the
buildings, then the application should demonstrate that adequate recreational facilities will be
provided within each building section prior to approval. Details of the site amenities proposed on
Parcels 2 and 3, such as tables, chairs, and grills, should be provided.

Architecture— Buildings A and B mirror each other. Due to the change in grade across the site
the buildings are five stories fronting Knox Road, and six stories along Hartwick Road and
Guilford Drive. The outward facing elevations are generally clad in red brick. Outward projecting
vertical bays with a dark grey panel finish are proposed to extend from the second to the sixth
story, and serve as a design element to break up the buildings® mass. The tops of the buildings are
further defined by a dark fiber cement panel. Along the base of the building, horizontal bands of
brick rustication are proposed to add visual interest. Along both sides of the mews the building
material shifts to provide a more modern design gesture with the use of a light colored
limestone-like panel. The vertical bay elements remain, except instead of projecting from the
building fagade they are recessed. The limestone panel is shown to extend up to the sixth story
and along the entrances into the mews, as if to fold around the corner. Storefront glass and walls
of dark grey masonry are proposed at the ground level of these elevations facing the mews. The
interior courtyard elevations have a similar design aesthetic as the mews. The color and material
palette is limited to light fiber cement siding, dark panel, and a dark brick base. Staff encourages
the applicant to continue to refine these elevations through the use of additional attractive
architectural detailing.

Along the eastern elevation of Building B, the parking garage can be viewed. The materials of the
parking garage have not been labeled. Samples of the materials should be provided for further
review by Urban Design staff. The materials should at least give the appearance of a convincing
brick treatment, and the design should blend in with the architecture of the rest of the building.
Additional information regarding the mesh treatment for the parking garage openings should be
provided. The applicant has indicated that there may be a need to modify the garage openings, so
that adequate air flow exists in the garage. Any revisions to the garage openings should be shown
on the plan prior to final approval.

Building C is a five-story building with similar design treatments as the outward-facing
elevations of Buildings A and B. It is a red brick building with vertical, projecting, dark grey bays
from the second story to the fifth story. The west elevation includes an extended window feature
that allows views onto the public green. The applicant should evaluate the feasibility of relocating
the Building C entrance to better align with the village green.

The proposed four-story townhouse-style units in Parcel 2 and 3 are largely identical in style.
Two different tones of red brick are proposed and vertical window wall features visually separate
each group of units. The proposed design of these units does not appear completely resolved,
particularly in the treatment of the rears. The rears of the proposed townhouse-style units should
be of a color more consistent with the front of the building; accent colors may be provided as
appropriate. The incorporation of bays on the front of the townhouse-style models may also
provide some aesthetic benefit.
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Staff believes that additional attention to the architectural fagade design of the proposed
multifamily buildings, courtyards, and townhouse-style units would greatly benefit the overall
project and contribute to its success. Additional fagade plane projections, such as additional
vertical bays, the introduction of additional accent materials, cornices, and other architectural
treatments should be provided to make these fagades more interesting, while still allowing for the
modern architectural character desired by the applicant. Staff encourages the applicant to refine
the proposal to address some of the above-described recommendations prior to certificate
approval of the plans.

Signage—The applicant submitted a sign plan that includes freestanding and building-mounted
project identification signage and commercial signage. Details of the signage proposal are
discussed in Finding 8e below.

Construction and Timing—The applicant’s proposal is to construct student housing. The timing
of construction is important because it is necessary for the housing to be ready for occupancy in
time for the start of the fall semester 2016. The applicant has indicated that the construction
timeframe for the first phase of the development (Buildings A and B) is two years, and that it is
important that they be able to begin demolition of the existing structures as soon as possible after
the end of the 2014 school year (May 2014) in order to complete construction by the fall semester
of 2016. The DSP proposes the vacation of Rossburg Drive and the incorporation of this
right-of-way into the adjacent parcels by recordation of a minor final plat. The vacation of
Rossburg Drive and the recordation of the minor final plat should occur prior to certification of
the DSP. The applicant has requested, and staff recommends, that the Planning Board support the
issuance of demolition and grading permits for the limited purpose of removing the slabs and
foundations associated with the existing structures prior to certification of the DSP. Upon final
approval of the DSP by the Planning Board and/or District Council, the order of approvals set
forth in Section 27-270 will be legally satisfied to allow issuance of demolition and grading
permits limited to removing the slabs and foundations associated with the existing structures. No
other grading or construction work should be permitted to proceed until certification of the DSP.
A condition has been recommended to address this finding.

COMPLIANCE WITH EVALUATION CRITERIA

7

The 2010 Approved Central US 1 Corridor Sector Plan and Sectional Map Amendment and
the standards of the Development District Overlay (D-D-O) Zone: The 2010 Approved
Central US 1 Corridor Sector Plan and Adopted Sectional Map Amendment (Central US 1
Corridor Sector Plan and SMA) defines long-range land use and development policies, detailed
zoning changes, design standards, and a Development District Overlay (D-D-O) Zone for the

US 1 corridor area. The land use concept of the sector plan divides the corridor into four
inter-related areas (walkable nodes, corridor infill, existing neighborhoods, and natural areas) for
the purpose of examining issues and opportunities and formulating recommendations. Detailed
recommendations are provided for six distinct areas within the sector plan: Downtown College
Park, University of Maryland, Midtown, Uptown, Autoville and Cherry Hill Road, and
Hollywood Commercial District. The overall vision for the Central US 1 corridor is a vibrant hub
of activity highlighted by walkable concentrations of pedestrian- and transit-oriented mixed-use
development, the integration of the natural and built environments, extensive use of sustainable
design techniques, thriving residential communities, a complete and balanced transportation
network, and a world-class educational institution.
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The majority of the subject property is located in the Downtown College Park (University)
walkable node area. Four lots southwest of Guilford Drive are located in the Corridor Infill
character area. Walkable nodes are intended for pedestrian-friendly, transit-oriented, mixed-use
development at appropriate locations along the Central US 1 corridor. Development should be
medium to high intensity with an emphasis on vertical mixing of uses. Development in walkable
nodes designated as “University” are targeted for student housing and should have building
heights between four and ten stories, which “should begin to step down as the walkable nodes
transition into residential neighborhoods™ (see page 67).

The Corridor Infill character area consists of mixed-use, but primarily residential development
with park-like landscaping and easy accessibility to goods and services, and is intended to
facilitate the redevelopment of existing strip-commercial development along US 1 while serving
as a transition from more intensive walkable nodes to existing residential areas adjacent to the
corridor.

The proposed land use (south) map on page 60 of the Central US 1 Corridor Sector Plan and
SMA recommends mixed-use residential and residential medium land uses on the subject

property.

Section 27-548.25(b) of the Zoning Ordinance requires that the Planning Board find that the site
plan meets the applicable development district standards in order to approve it. The development
district standards are organized into multiple categories: Building Form, Existing Residential,
Architectural Elements, Sustainability and the Environment, and Streets and Open Spaces.
However, in accordance with the D-D-O Zone review process, modification of the development
district standards is permitted. In order to allow the plan to deviate from the development district
standards, the Planning Board must find that the alternative development district standards will
benefit the development and the development district and will not substantially impair
implementation of the sector plan.

If approved with conditions, the subject application will conform to all of the recommendations
and requirements, except for those from which the applicant has requested an amendment. In
areas where staff is recommending that the amendment be approved, staff believes that granting
of the amendment will not substantially impair implementation of the sector plan.

The applicant requests amendments of the following development district standards:
a. Building Form/Step-Back Transitions and Landscape Buffers (page 238)

Generally, compatible buildings and uses should be located adjacent to each other.
However, along historically commercial strips tall buildings often share rear lot
lines with residential buildings.

Where corridor infill and walkable node areas are across the street from or share a
rear property line with an existing residential area, a stepback transition and/or a
landscape buffer shall be required for all new development within the corridor infill
and walkable node areas.

Stepback transitions are appropriate where corridor infill and walkable node areas
are across the street from existing residential areas. This scenario is illustrated in
the top two diagrams on this page, where a block that fronts US 1 is across the street
from an existing residential block. The tallest buildings shall be located fronting
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US 1. The development shall step down through the block to a maximum height of
two or three stories facing existing residential development. The top image
illustrates the use of a mid-block parking garage that is masked by a residential
liner building, while the middle image illustrates a surface parking lot that is
similarly screened by townhouse liner buildings.

Landscape buffers in combination with step-back transitions are appropriate when
corridor infill and walkable node areas share a property line with existing
residential areas. This scenario is illustrated in the bottom image on the next page.
The buffer area shall be consistent with the standards of the Landscape Manual.

Applicant’s Justification: The applicant provided the following justification in response
to this requirement:

“A modification of this requirement is requested because the buildings as
designed do not provide step back transitions where walkable node areas are
across the street from existing residential areas. As noted in the Development
District Standard Analysis, there is existing residential areas across Knox Road
and Guilford Drive from the proposed development. Much of the existing
residential development is similar to the ‘Knox Boxes’ which the proposed
development is eliminating. This older residential development is not in
conformance with the Sector Plan Standards and should not dictate the design of
the proposed development. The proposed development site is unique in that it
includes three separate blocks of land separated by roadways. The Applicant
proposes to step back the height of the development from block to block,
achieving the same type of transition encouraged in the Sector Plan. Thus, while
buildings ‘A’ and ‘B’, for example, do not step back, building ‘C” is lower in
height, as are the proposed two-over-two townhouses. These building to building
step backs ensure compatibility with surrounding development in a manner
which conforms with the Sector Plan. As a result, the applicant submits that the
modification of the standard proposed in this instance will benefit the
development and the development district and will not substantially impair
implementation of the Sector Plan.

“Block D of the proposed development, located south of Guilford Road, is in the
Corridor Infill Character Area and shares a property line with an existing
residential area. The Sector Plan only requires a 10 foot side and rear yard
building setback in the Corridor Infill Residential Area, but the Design Standards
addressing transitions and landscape buffers (Page 238) requires that the
Landscape Manual buffers be applied where Corridor Infill Areas share a
property line with existing residential development. In this case, the proposed
two over two units are attached units which would require a 20 foot building
setback and a 10 foot buffer, rather than just a 10 foot building setback. The
proposed units on Block D are 20 feet wide . Thus, to provide the required buffer,
one building with two units have been removed. This results in a building setback
of 30 feet and a landscaped buffer of 20 feet, which would exceed the Landscape
Manual requirement, and is the equivalent of the buffer normally required where
multifamily development abuts single family detached development.
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“The Sector Plan also indicates that step back transitions are appropriate in
conjunction with the buffer. The two family dwellings are four stories in height,
which conforms to the height recommendations of the Sector Plan. The graduate
student housing complex across Rossburg Drove is also four stories in height
where it abuts the adjacent residential community. Further, the abutting
residences, which front on Hunter Lane in the adjacent community, are
topographically higher than the subject property. The first floor elevation of the
proposed two over two unit on the subject property is 96” while the two closest
abutting homes are have a first floor elevation of approximately 106" and 110°,
and their existing roof line is currently higher than the existing two and one half
story apartment building proposed to be razed. The combination of the additional
setback, additional buffer width and existing landscaping will provide an
adequate transition between the proposed development and the existing
residential community without having to also reduce the height of the proposed
buildings.”

Comment: Unlike other development proposals that have been reviewed subsequent to
approval of the Central US 1 Corridor Sector Plan and SMA, the subject property is
immediately adjacent to the University of Maryland, College Park main campus.
Therefore, while the buildings to the northeast of the subject property across Knox Road
are residential, staff does not consider this area to be an existing residential area for the
purposes of the sector plan and development review. Rather, this area is considered an
institutional campus location. Existing development across Guilford Drive is considered
by staff to be an existing residential area; however, staff notes that the uses fronting
Guilford Drive in this area are institutional (religious and youth activity) uses serving the
campus student body and are not occupied by residents.

Along the southwestern property lines of Lots 9 and 13, adjacent to existing single-family
residential development, a landscape buffer and a 30-foot-wide building setback have
been provided to meet the intent of the transition requirements. The transition in heights
and massing across the site are sufficient in terms of ensuring appropriate transitions, in
general, to adjacent properties in the walkable node and corridor infill areas, the
University of Maryland, College Park campus, and the institutional uses along Guilford
Drive, and staff supports the requested amendment.

Building Form/Character Area 5a: Walkable Nodes (page 234)

Applicant’s Justification: The applicant provided the following justification in response
to this requirement:

“This Standard establishes ‘build-to’ lines to encourage the buildings to be
constructed closer to the streets and create a more pedestrian friendly, urban
environment. As noted in the attached Analysis, Buildings A and B comply with
the 0-12 foot setback requirement along Knox Road and Guilford Drive.
Hartwick Road and Guilford Drive curve around Site C (the triangular area
between Hartwick Road and Guilford Drive). Portions of Building B do not meet
the 0-12 foot setback because a public greenspace is provided where Guilford
Drive and Hartwick Road intersect. As noted above, this is the lowest and point
of the site and the only appropriate space for such a public green area. The
curvature of the roads also prevents some of the buildings on Site C to meet the
0-12 foot setback.
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“In this instance the modification to the build-to-lines proposed by the applicant
will benefit the development and the development district and will not
substantially impair implementation of the Sector Plan. The creation of a public
green space at the end of the pedestrian mews will enhance the development and
the surrounding community. This area will be framed by commercial space
which will draw people to the area. The stadium seating leading to this civic
green will also allow the space to be programmed for student and community
events appropriate for the area. The curvature of the roads makes strict
compliance of the build-to lines difficult to comply with. However, the building
placement conforms with the intent of the Sector Plan and will form an attractive
streetscape.”

Comment: In general terms, staff finds that the proposed public open space at the corner
of these streets is a beneficial element to the project and the community, and is in keeping
with the policies and strategies of the sector plan to provide opportunities for urban
plazas and park spaces. Staff supports the requested amendment.

Building Form/Parking Lots, Loading and Service Areas (page 242)

Buildings A and B provide loading and service areas which are accessed directly from
Guilford Drive and Hartwick Road, respectively. The loading and service areas are
concealed behind garage doors. The development district standards provide that:

Loading and Service Areas

. Loading and service areas shall not be visible from streets, except alleys.
These areas shall be located 2a minimum of 30 feet away from public
sidewalks.

Applicant’s Justification: The applicant provided the followin ¢ justification in response
to this requirement:

“The Walkable Node (University) building placement standards require the
buildings to be located 0-12 feet from the property line. Thus, an urban form of
development is required. The Applicant’s design conforms with this standard.
The standard for loading and service areas, however, reflects a more suburban
standard with an off street driveway accessing a loading area. Given the
topography of the site and the design of the proposed buildings, a separate
driveway to provide access to a loading area 30 feet from the public sidewalk is
not possible. The only building setback provided which is further back from the
street than that required by the DDOZ standards is that required to create the
civic green, where the building is lined with commercial uses to activate the
space and a loading space would not be appropriate.

“Locating the loading service areas inside the building as proposed by the
applicant will benefit the development and the development district and will not
substantially impair implementation of the Sector Plan. As noted above, the
Sector Plan encourages an urban form of development in the Walkable Node
(University), with buildings as close to the street as possible. The Applicant’s
design conforms with the plan in this regard. In urban settings, loading spaces
located within the building are common. Generally, the requirement to locate the
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loading space 30 feet off of the sidewalk is intended to provide room for delivery
vehicles to turn around out of the right of way rather than to back up into a
roadway with two way traffic. In this case, Guilford Drive is a div ided roadway
and Hartwick Road is a less traveled roadway. Most traffic utilizing Hartwick
Road now is traveling to Rossburg Drive to get to Knox Road. With Knox Road
becoming two way, much of this traffic will be eliminated. Finally, the options
for providing a loading service area convenient to the main commercial space are
limited without jeopardizing the overall design, which conforms to the Sector
Plan. The topography of the site limits possible loading spaces access points to
Guilford Drive or Hartwick Road. Given the limitations of the site presented by
the topography, the requirement to provide a more urban environment, and the
one way traffic on Guilford Drive and the reduced traffic on Hartwick Road, the
modification to the DDOZ standard (to provide less than a 30 foot setback from
the sidewalk) is appropriate.”

Comment: Staff supports the amendment request. The loading will be internal to the
building, separated from the public right-of-way and pedestrians by roll-up style screen
doors. Staff does not believe this represents a direct nuisance to the public realm. The
roll-up doors should be attractive ornamental-style doors, not standard metal roll-up
doors. Details of the doors should be shown on the plans prior to certificate of approval.

Building Form/Structured Parking (page 243)

Structured Parking

. Parking structures shall be set back a minimum of 50 feet from the property
lines of all adjacent thoroughfares (except rear alleys) to reserve room for
liner buildings between the parking structure and the lot frontage.

Applicant’s Justification: The applicant provided the following summarized
justification in response to this requirement:

A single parking garage is proposed on the DSP. The closest point of the
structure is located 38.6 feet from the Knox Road property line and 58 feet from
the Hartwick Road property line. An amendment is requested to allow the
parking garage to be within 50 feet of the Knox Road property line. As required
by the sector plan, the proposed DSP does provide liner buildings between the
parking structure and the property line. However, townhouse-style units are
proposed in order to provide more diversity in housing options. These
townhouse-style units will be accessed directly from Knox Road and not from
multifamily Building B. These units are not 50 feet deep, and thus the garage is
not set back 50 feet. Since the garage is screened from the right-of-way as
required by the sector plan through the use of liner buildings, the intent of the
sector plan requirement is satisfied and an amendment is requested for this slight
variation.

Comment: Staff supports the amendment from the standard along the Knox Road
property line. Although not 50 feet deep, liner buildings are provided along Knox Road
which create an attractive view of the project from this thoroughfare and meet the intent
of this standard in this location.
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Architectural Elements/Signage (page 254)

Commercial Signs

L]

All signs shall be attached to the facade. Signs may be flat against the facade
or mounted projecting or hanging from the facade. Signs may also be
mounted on the roof of landmark or civic buildings in certain cases. Free
standing signs shall not be permitted.

The maximum gross area of signs on a given facade shall not exceed ten
percent of the fagade area of the commercial portion of the building.
Architectural signs or signage painted on a building facade or mounted on
the roof may exceed this limit in certain cases, to be determined at the time
of site plan review.

Applicant’s Justification: The applicant provided the following justification in response
to these requirements:

“The DSP proposes to include two freestanding monument signs and signs
attached to Buildings A and B identifying the project. One freestanding sign is
located on Knox Road and one is located on Hartwick Drive. The Sector Plan
does not provide for freestanding signs of any type, thus an amendment to allow
the two monument signs is requested. Each of the monument signs proposed
measures 18.5° wide and 4.5’ tall (83.25 square feet). They are intended to
identify the project and are intended to be an integral part of the project design.
An amendment to allow two modest free standing monument signs to identify the
project will benefit the development and the development district and will not
substantially impair implementation of the Sector Plan. The proposed project will
add additional student housing to this area south of campus. Identifying the
project at street level will allow visitors and parents to easily locate the project.
With the commercial component intended to attract visitors to the site, some
identification is needed. The proposed signage is appropriate in scale and will not
detract from the streetscape along Knox Road or Hartwick Drive in any way.

“The area of the building mounted signs is limited to 10% of the fagade area of
the commercial portion of a building fagade. The commercial portion of the
building fagade of Building A is 5408 square feet, which allows a total signage
area of 540 square feet. The commercial portion of the building fagade of
Building B is 3403 square feet, allowing a total signage area of 340 square feet.
The proposed on building signage is as follows:

“Building A:
Al - Project ID sign on Building - 70 SF (qty: 2)= 140 sf
A2 - Retail/Restaurant Tenant ID - 150 SF (qty: 2)= 300 sf

“Building B:
B1 - Building Entrance ID - 30 SF (qty: 3)= 90 sf
B2 - Retail/Restaurant Tenant ID - 60 SF (qty:7)= 420
B3 - Project Site Directional - 10 SF (qty: 5)= 50 sf
B4 - Leasing Office - 35 SF (qty: 1)
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P1 - Parking Garage Entrance Blade Sign - 30 SF (qty: 1)
P2 - Parking Entrance sign on Wall - 60 SF (qty: 1)

“Building C
C1 - Building Entrance ID - 25 SF (qty: 1)

“Thus the total signage on Building A is 440 square feet and the total building
mounted signage on Building B is 625 square feet. The building signage on
Building A is within the allowable size range specified by the Sector Plan. The
sign area on Buildings B and C exceed the allowable sign areas.

“The signage proposed for Building B, while it exceeds the allowable sign area,
mostly contains directional signage. The signage proposed is necessary to
identify the building and the various commercial tenant spaces. The signage
proposed for Building C also requires an amendment because Building C does
not contain any retail commercial fagade. The only signage proposed for
Building C is an entrance identification sign. The amendments necessary to allow
the proposed signage will not impair the integrity of the Sector Plan because the
signage has been designed in a coordinated manner and will enhance visitors’
ability to locate and enter the appropriate spaces within the building.”

Comment: An amendment to permit two freestanding, monument-style signs is
supported. One sign is proposed near Knox Road at the entrance into the mews, and the
other sign is proposed in the north of the intersection of Guilford and Hartwick Drive.
Each sign should not exceed 15 feet in width and 5 feet in height, as described on the sign
plan, for a total maximum sign area of 75 feet for each sign. The monument signs should
be constructed of materials compatible with the architecture. Additional information
regarding the sign materials should be provided with the sign plan prior to signature
approval.

Staff believes that the signage area as proposed is generally appropriate for the proposed
project. Buildings should be identified and clearly marked. The amendment is necessary,
in part, to provide adequate wayfinding for the proposed project. On the other hand, the
sector plan’s signage standards are for commercial signage. In a primarily residential
project, large signage areas and sign lighting should be limited. Staff suggests that while
the larger building-mounted sign areas should be approved, the lighting of the signs
should be limited. Internally-illuminated channel letters may be necessary for a
commercial establishment, but they are less appropriate for a residential project. The sign
standards for the building-mounted project identification signs should include lighting
from an external source only.

Streets and Open Spaces/Streetscape (page 263)
The D-D-O Zone standards establish guidelines for streetscape within the various
character areas.

Required Streetscape Elements by Character Area

Walkway: The pavement dedicated exclusively to pedestrian activity. Sidewalk
widths may vary where necessary to fulfill the vision of the sector plan.

15 DSE] 19201%5



Walkable Node and Walkable Node University Area
Required Sidewalk = 12-20 feet

Applicant’s Justification: The applicant provided the following justification in response
to this requirement:

“As the first redevelopment project on the south side of the University of
Maryland Campus, the Applicant intends to create a pedestrian oriented and
bicycle friendly environment. The Applicant has submitted a proposed
streetscape design that fulfills the vision of the Sector Plan. Some of the features
of this plan include a strong pedestrian connection in a north-south direction
through the site linking Knox Road to Hartwick Road and Guilford Road. The
grand stairs have been redesigned to incorporate a bicycle lane to make it easy
for students to walk their bicycles up and down the stairs. There is sufficient right
of way to accommodate wider sidewalks, bicycles and possibly on-street parking.
At the pedestrian entrance to the project, there is an extremely wide and inviting
pedestrian space where some of the proposed commercial is located. Outdoor
seating is planned in this location in conjunction with the anticipated tenants.
This pedestrian area will then transition into the existing streetscape leading to
Knox Road. Raised crosswalks will be provided with special paving to mark the
main pedestrian links. The ultimate determination as to the streetscape, and
whether on street parking is provided will be made by the City of College Park,
as the right of way is within its jurisdictions. As a result, to the extent that the
final streetscape design differs from strict conformance with the Sector Plan, the
Applicant requests an amendment to the design standards. As noted above, the
site is on a north-south pedestrian axis which connects students to McKeldin
Mall. McKeldin Mall is a nine acre academic mall which is the largest in the
United States and is the center of campus. This north-south axis is extended
through the site along the central mews to the civic green. This will be the
predominant pedestrian path and ample sidewalk width is being provided. As
designed, with the modifications to the DDOZ standards proposed, the site will
benefit the development and the development district and will not substantially
impair implementation of the Sector Plan.”

Comment: The applicant requests amendments to the streetscape standards on page 263
of the sector plan, particularly the walkway (sidewalk) width, citing a conflict with the
front build-to line. The sector plan recognizes that conflicts will exist along the Central
US 1 corridor. and establishes a hierarchy of streetscape improvements when space is
limited on page 125:

Pedestrians

5] Transit and transit-related services
3. Trees

4. Bikeways and trails

5. Vehicles

Staff recognizes that the site is constrained by several environmental factors, such as
steep slopes, and that providing a full streetscape arrangement on the entirety of the site
may be difficult. However, the applicant should be encouraged to provide a more urban
and pedestrian- and bicyclist-friendly streetscape arrangement along Knox Road, which
is desired as the primary frontage street for the subject development. Staff does not
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support an amendment request which allows all sidewalks pertaining to the proposed
development to be five feet or less in width.

The applicant’s notation on page 24 of the analysis of development district standards that
“The suggested WNU 12’ to 20° wide sidewalk is not consistent with the surrounding
properties” is not germane to the intent and point of the standards on streetscapes and
sidewalks. Change is often incremental—coordination and collaboration over time as
individual properties redevelop will be essential to realizing the full streetscape treatment
along US 1 and in nearby areas such as along Knox Road. As the first major property to
redevelop in this area, the subject application is the first chance to begin to implement the
development district standards and the vision, policies, and strategies of the sector plan to
emphasize pedestrian- and bicycle-friendly, transit-oriented, mixed-use development.

The site plan shows six-foot-wide sidewalks along Knox Road and five-foot-wide
sidewalks along all other frontages. Staff recommends that all sidewalks fronted by the
subject site be no less than six feet in width, and the sidewalk along Knox Road be
widened further as feasible, subject to approval by and further coordination with the City
of College Park.

Streets and Open Spaces/Street Lighting (page 266)
General Standards

. The height of light fixtures shall be kept low (generally not taller than
15 feet) to promote a pedestrian scale to the public realm and to minimize
light spill to adjoining properties. Light fixtures in the walkable node and
corridor infill areas shall be closely spaced (generally not more than 30 feet
on center) to provide appropriate levels of illumination.

Applicant’s Justification: The applicant provided the following justification in response
to this requirement:

“The streetscape design for the project provides adequate lighting, but the lights
are not 30 feet on center. Adding more street lighting will result in removing
landscaping, which is not in the best interest of the project. The Applicant
believes that the proper balance has been struck between tree canopy and
lighting. To the extent that the plan is not in strict conformance with the Sector
Plan regarding spacing, an amendment is requested. The amendment requested
will benefit the development and the development district and will not
substantially impair implementation of the Sector Plan. The goal of the Sector
Plan is to provide appropriate levels of illumination. The Applicant has provided
that. Thus an amendment to strike the proper balance between lighting and
landscaping implements the Sector Plan vision.”

Comment: The spacing of the light fixtures varies on the plan, but generally the street
lighting is spaced 60-70 feet on center. While sufficient lighting can be demonstrated
with lights spaced farther apart, a sense of place is improved by having attractive light
fixtures spaced more closely together. For this reason, staff does not support the
amendment and requests that lamp posts be provided 30 feet on center, on average.
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Streets and Open Spaces/Street Lighting (page 267)

Lighting Types and Configurations

The diagram on page 267 of the sector plan shows a “double-column” light fixture for the
Walkable Node University character area. This light fixture has two lamps on a single
post.

Applicant’s Justification: The applicant provided the following justification in response
to this requirement:

“The Applicant has chosen lighting fixtures which are consistent which match
the adjacent site. Since the purpose of the standard is to provide consistent, high
quality lighting, any modification of the lighting specified in the Sector Plan
serves to enhance the area and be consistent with the intent of the Sector Plan. As
a result, the lighting styles specified by the Applicant will benefit the
development and the development district.”

Comment: Staff believes that the applicant’s request is appropriate and supportable in
light of the selected freestanding fixture, its standardization within the project, and its
permissibility in the Walkable Node (non-University) areas within the Central US 1
corridor.

The applicant is not requesting amendments from the following design standards, and staff
believes the following standards are met, or can be met in full with design modifications,
through the submission of additional information, or as otherwise discussed below:

i.

Sustainability and the Environment (page 256)
Leadership in Energy and Environmental Design (LEED®) Certification

. All development within the walkable nodes shall obtain a minimum of silver
certification in one of the following applicable LEED® rating systems: new
construction and major renovations, existing buildings, commercial
interiors, core and shell, schools, retail, healthcare, and homes.

Applicant’s Justification: The applicant provided the following justification in response
to this requirement:

“The DDOZ sets forth several guidelines or standards related to sustainability
and the environment. Some of these guidelines or standards are mandatory, while
some are recommendations. For example, one mandatory standard is that the
development within the walkable nodes obtain a silver LEED certification. The
Applicant proposes to comply with this requirement by obtaining a LEED for
Neighborhood Development Certification. The initial DSP submission included a
LEED scorecard utilizing the new construction rating system. However, the
Sector Plan states that ‘Development comprised of several buildings should
pursue LEED for Neighborhood Development Certification.” Although not a
requirement, the applicant has now refined the plans to the point where it is
confident that it can achieve a Silver LEED Certification in Neighborhood
Development. A revised scorecard under the Neighborhood Development rating
system is included with the revised submission. It is noted, however, that the

18 DSR;13035



eight buildings (16 units) on the south side of Guilford Drive are only being
entitled by the applicant but will be constructed by the existing property owner.
Thus, the Applicant cannot be responsible for achieving LEEDs Certification for
these units. As a result, a separate scorecard is being submitted showing that
these units will achieve a Silver certification under the new construction rating
system.”

Comment: Mandatory LEED Silver certification is only required for development within
walkable nodes per the sector plan. The buildings south of Guilford Avenue are within

the Corridor Infill area. LEED Silver certification is not required for these 16 units.

Zoning Ordinance: The DSP application has been reviewed for compliance with the
requirements of the Mixed Use-Infill (M-U-I) Zone, Airport Compatibility (Part 10B), and the
requirements of the Development District Overlay (D-D-O) Zone of the Zoning Ordinance:

a.

The general purpose of the M-U-I Zone is to encourage a mix of residential and
commercial uses as infill development in areas which are already substantially developed,
where recommended in an applicable plan, as in the 2010 Central US 1 Corridor Sector
Plan and SMA.

Section 27-546.19(c), Site Plans for Mixed Uses, requires that:

()

A Detailed Site Plan may not be approved unless the owner shows:
1. The site plan meets all approval requirements in Part 3, Division 9;

Comment: The site plan conforms to the required findings of Part 3, Division 9,
as discussed in Findings 13 and 14 of this report.

2. All proposed uses meet applicable development standards approved
with the Master Plan, Sector Plan, Transit District Development
Plan, or other applicable plan;

Comment: The site plan does not meet all of the site design guidelines and
development district standards of the Central US 1 Corridor Sector Plan and SMA as
discussed in Finding 8 above; however, as the Zoning Ordinance allows, the
applicant has requested some alternative standards for the subject site. Where
alternative development district standards have been supported for approval, staff
believes that the alternate standards will not impair the sector plan’s vision or
implementation.

3 Proposed uses on the property will be compatible with one another;

4. Proposed uses will be compatible with existing or approved future
development on adjacent properties and an applicable Transit or
Development District; and

Comment: The application proposes a mixture of multifamily residential and
commercial/retail uses in a vertical mixed-use format. The proposed uses on the
subject property will be compatible with each other and with existing or
approved future development on adjacent properties within the walkable node
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and corridor infill areas of the Central US 1 Corridor Sector Plan, which includes
mixed-use, commercial, and residential uses.

5.

Compatibility standards and practices set forth below will be
followed, or the owner shows why they should not be applied:

(A) Proposed buildings should be compatible in size, height, and
massing to buildings on adjacent properties;

Comment: The proposed buildings are compatible in size, height, and
massing to buildings on adjacent properties. Six buildings are proposed
on the DSP. The buildings transition in height and mass from those with
the greatest mass and height provided closest to the University of
Maryland campus, and those with less density and height closest to
existing residential areas.

(B) Primary facades and entries should face adjacent streets or
public walkways and be connected by on-site walkways, so
pedestrians may avoid crossing parking lots and driveways;

Comment: Primary facades are connected to the street, which conforms
to the above standard. The applicant is also incorporating pedestrians at
the core of the design concept through the proposal of the mews, which
is a wide walkway designed as an amenity space. As the project is a large
development located on three proposed parcels separated by public
streets, street crossings cannot be avoided. In locations where crosswalks
are needed they are provided on the DSP.

©) Site design should minimize glare, light, and other visual
intrusions into and impacts on yards, open areas, and
building facades on adjacent properties;

Comment: The site plan includes a photometric plan for the lighting
on-site. In general, the proposal conforms to the above requirement;
however, the photometric plan does not indicate lighting levels beyond
the property line. Staff recommends that the photometric plan be revised
to show minimal or no lighting spillover at the southern property line
adjacent to existing single-family development. Lighting at all other
property lines appears appropriate.

D) Building materials and color should be similar to materials
and color on adjacent properties and in the surrounding
neighborhoods, or building design should incorporate
scaling, architectural detailing, or similar techniques to
enhance compatibility;

Comment: The proposed architectural concept incorporates building
materials, colors, and architectural detailing that are used on Un iversity
of Maryland’s College Park campus. The University of Maryland has a
variety of architectural styles on its campus, but is particularly known for
the traditional and Georgian architectural styles with a prevalence of red
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brick. Use of red brick with rustication is included within the subject
proposal. In the area of the mews, more modern design gestures can be
seen, which also reflect some architectural styles on the University of
Maryland campus. Staff believes the proposal is compatible with
adjacent properties.

(E) Outdoor storage areas and mechanical equipment should be
located and screened to minimize visibility from adjacent
properties and public streets;

Comment: The DSP does not propose any outdoor storage areas and all
of the proposed mechanical equipment will be internal or located on the
roof. Therefore, these areas will have minimum visibility from adjacent
properties and public streets.

¥ Signs should conform to applicable Development District
Standards or to those in Part 12, unless the owner shows that
its proposed signage program meets goals and objectives in
applicable plans; and

Comment: A sign plan has been provided and it has been evaluated for
conformance with the applicable development district standards. An
amendment of these standards is recommended for approval.

(G) The owner or operator should minimize adverse impacts on
adjacent properties and the surrounding neighborhood by
appropriate setting of:

(i) Hours of operation or deliveries;

Comment: The applicant has provided no additional information
regarding this requirement. The DSP should be revised to note
limits to the hours of operation and deliveries in order to ensure
minimal impacts on adjacent properties.

(ii) Location of activities with potential adverse impacts;

Comment: No activities with potential adverse impacts are
proposed on-site, except for the loading and trash facilities,
which are discussed below.

(iii) Location and use of trash receptacles;

Comment: Within Buildings A and B, proposed trash
receptacles are located internal to the building; therefore, this
area should have no adverse impact on adjacent properties.
Parcels 2 and 3 include service drives, which lead to dumpster
locations. Details of all screen walls for the proposed dumpster
should be provided on the DSP.
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(iv) Location of loading and delivery spaces;

Comment: Four loading and delivery spaces are provided
internal to the building, screened by vehicle access doors. As
long as these doors remain closed when the loading spaces are
not being accessed, this area should have no adverse impact on
adjacent properties. To ensure this, a note should be added to the
DSP to state that all vehicular access doors shall remain closed
except during times of entrance and exiting of vehicles.

(v) Light intensity and hours of illumination; and
Comment: The site plan includes a photometric plan for the
lighting on-site. The light intensity appears appropriate for the
project.

(vi) Location and use of outdoor vending machines.

Comment: The subject DSP does not propose any outdoor
vending machines.

The subject application is located within Aviation Policy Area (APA) 6 under the traffic
pattern for the small general aviation College Park Airport. The applicable regulations
regarding APA-6 are discussed as follows:

Section 27-548.42. Height requirements.

(@)

(b)

Except as necessary and incidental to airport operations, no building,
structure, or natural feature shall be constructed, altered, maintained, or
allowed to grow so as to project or otherwise penetrate the airspace surfaces
defined by Federal Aviation Regulation Part 77 or the Code of Maryland,
COMAR 11.03.05, Obstruction of Air Navigation.

In APA-4 and APA-6, no building permit may be approved for a structure
higher than fifty (50) feet unless the applicant demonstrates compliance with
FAR Part 77.

Comment: The DSP was referred to the Maryland Aviation Administration and, in a
memorandum received on August 27, 2013, that agency stated that the proposal lies
beneath the horizontal surface for the College Park Airport, and does not lie under any of
the transitional or approach surfaces for the airport. So long as structures (including all
accessories such as antennae, air conditioning units, lightning rods, etc.) or vegetation do
not exceed 198 feet above mean sea level for this location (the site elevation plus the
structure height), there is no impact to College Park Airport and thus no hazard to air

navigation.
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10.

Section 27-548.43. Notification of airport environment

(b) Every zoning, subdivision, and site plan application that requires approval
by the Planning Board, Zoning Hearing Examiner, or District Council for a
property located partially or completely within an Aviation Policy Area shall
be subject to the following conditions:

2) Development without a homeowners’ association: A disclosure
clause shall be placed on final plats and deeds for all properties that
notifies prospective purchasers that the property has been identified
as within approximately one mile of a general aviation airport. The
disclosure clause shall include the cautionary language from the
General Aviation Airport Environment Disclosure Notice.

Comment: The above conditions regarding general aviation airport environment
disclosure are applicable to this DSP because the proposed mixed-use development
includes a residential component. The applicant has provided a site plan note indicating
that the subject site is within Aviation Policy Area APA-6 of the College Park Airport.
An airport disclosure clause should be placed on the DSP and future plats.

Prince George’s County Landscape Manual: Per page 226 of the Central US 1 Corridor Sector
Plan and SMA, if a development standard is not covered in the plan, the applicable sections of the
2010 Prince George’s County Landscape Manual (Landscape Manual) shall serve as the
requirement. Additionally, per page 229 of the sector plan, the provisions of the Landscape
Manual regarding Commercial and Industrial Landscaped Strip Requirements (Section 4.2),
Parking Lot Requirements (Section 4.3), and Buffering Incompatible Uses (Section 4.7) do not
apply within the development district. Therefore, the DSP is subject to Sections 4.1 and 4.9 of the
Landscape Manual.

a. Section 4.1 requires that a certain amount of planting is provided on the site of any
proposed residential use. One shade tree is required to be planted for each 1,000 feet of
green area provided. The provided landscape plan conforms to the requirements of
Section 4.1 although a few revisions should be provided on the schedules, as indicated
within the Recommendation section of this report.

b. The site is subject to Section 4.9 which requires that a percentage of the proposed plant
materials be native plants. A Section 4.9 chart demonstrating conformance with the
requirement has been provided. Staff requests that the applicant provide one consolidated
master plant list on the landscape plan.

c. While the Landscape Manual does not require opaque screening of public utility
transformers on the subject site, Urban Design staff does suggest that views of public
utility transformers from public rights-of-way be softened through the planting of
attractive evergreen shrubs to the extent feasible, while maintaining necessary access to
the transformers.

Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance: The site
is exempt from the Woodland and Wildlife Habitat Conservation Ordinance (WCO) because the
site has less than 10,000 square feet of woodland and no previously approved tree conservation
plans. The site has a WCO Exemption Letter (S-10-13) and a Natural Resources Inventory
Equivalence Letter (NRI-011-13) to meet the WCO requirements.
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12.

The Prince George’s County Tree Canopy Coverage Ordinance: The DSP proposes to
redevelop an existing commercial site with a mixed-use project consisting of residential and retail
uses. The DSP is subject to the requirements of the Tree Canopy Coverage Ordinance. Section
25-128 of the Prince George’s County Code requires a minimum percentage of tree canopy
coverage (TCC) on properties that require a grading permit. Properties zoned M-U-I are required
to provide a minimum of ten percent of the gross tract area in tree canopy.

REQUIRED PROPOSED
Tree Canopy 27,047 sq. ft. 47,950 sq. ft.

The overall development has a gross tract area of 6.21 acres and, as such, a TCC of 0.621 acre, or
27,047 square feet, is required. The submitted landscape plan provides a worksheet indicating that
this requirement will be addressed through the proposed planting of 134 ornamental trees,

59 evergreen trees, 38 minor shade trees, and 88 major shade trees on-site, for a total of

47,950 square feet of provided TCC.

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

a. Community Planning Division—In a memorandum dated October 10, 2011, the
Community Planning Division offered the following comments:

(1) This application is consistent with the 2002 Prince George’s County Approved
General Plan Development Pattern policies for corridor nodes in the Developed
Tier.

2) This application conforms to the land use recommendations of the
2010 Approved Central US 1 Corridor Sector Plan and Adopted Sectional Map
Amendment for mixed-use residential land uses in the Walkable Node
(university) character area.

While this application does not conform to the residential medium land use
identified on Map 8 of the sector plan (page 60) for Lots 9-12, staff finds that
this application does conform to the land use policies and strategies of the sector
plan for development within the Walkable Node and Corridor Infill character
areas.

3) Staff believes that additional attention to the architectural fagade design of the
courtyards and central pedestrian spine would greatly benefit the overall project
and contribute to its success. Additional fagade plane projections, the
introduction of additional accent materials, cornices, and other architectural
treatments should be recommended to make these facades more interesting, while
still allowing for the modern architectural character desired by the applicant.

b. Transportation Planning Section—In a memorandum dated October 17, 2013, the
Transportation Planning Section offered the following comments:

With the proposed site plan, the applicant submitted for review a comprehensive traffic
analysis, which was subsequently revised and resubmitted along with additional analysis
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on October 1, 2013. In the submitted traffic analysis, it is reported that the proposed
development of 445 multifamily dwelling units (or 1,582 student bed) and approximately
12,000 square feet of commercial retail will generate 182 new AM and 283 new PM (or
227 and 341) total vehicle trips during the AM and PM peak hours, respectively. The AM
and PM peak-hour trip totals include the recommended reduction for pass-by trips for the
proposed commercial uses (50 percent).

In addition to the site’s generated traffic, the traffic impact study includes the calculated
annual growth of one percent per year for through traffic for Baltimore Avenue (US 1)
through the projected build-out year, 2019, and the traffic that would be generated by

15 approved but not yet built or occupied development applications within the study area.
The analysis also includes the redistribution of existing background traffic due to the
planned closure of Rossburg Road and the two-way conversion of the western segment of
Knox Road.

This study was referred to the Maryland State Highway Administration (SHA), the
Department of Public Works and Transportation (DPW&T), and the City of College Park
for their review and comments.

The calculated weighted average of the critical lane volume (CLV) and level of service
(LOS) under existing, background, and total traffic for the AM and PM peak periods for
all signalized intersections along the US 1 corridor between Campus Way/Paint Branch
Parkway and Guilford Road are reported below:

; Existing Traffic Background Total Traffic
Study Period CLV / LOS Traffic CLV / LOS
AM peak Period 756/ A 915/ A 941/ A
PM peak Period 910/ A 1134/BD 1182 /C

The minimum acceptable average CLV/LOS for any of the three corridor segments per
the adequacy standards of the 2010 Central US 1 Corridor Sector Plan and SMA is
1600/E.

In addition to the above required analysis, and per the request from the City of College
Park and Transportation Planning staff, the submitted report included additional analysis
in accordance with procedures outlined by the “Transportation Review Guidelines,

Part 17 (Guidelines) for the unsignalized intersections of Guilford Road with Knox Road/
Mowatt Lane; Guilford Road with Hartwick Road and Knox Road; and US 1 with
Hartwick Road. Per the requirements of the Guidelines and by using the two-way (or
all-way) stop-controlled procedure for unsignalized intersections in The Highway
Capacity Manual, these intersections are deemed to operate acceptably if no movement
maximum delays in any peak exceed 50 seconds of delay.

Staff concurs with the reported summary that all of the reviewed unsignalized
intersections, except for the US 1 and Hartwick Road intersection, as well as all three
proposed site access points operate adequately with less than 50 seconds of delay for all
movements under existing, background, and projected total traffic.

For the unsignalized intersection of Hartwick Road and US 1, the Hartwick Road
approach was found to operate with more than 50 seconds of delay under background and
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total traffic. Per the Guidelines, and because the projected total approach volume exceeds
100 vehicles in the PM peak hour, additional analysis was performed. The resulting CLV
for total traffic, assuming a simple two-phase operation, was found to be less than 1,150.

Therefore, and per the requirements of the Guidelines, this intersection is also deemed to

be operating adequately.

The Central US 1 Corridor Sector Plan contains a number of recommendations and
policies for exploring the diversion of shorter vehicle trips to walking or biking trips. The
walkability, complete streets, and urban design discussions of the sector plan include and
identify the need for provision of safe and adequate street crossings and pedestrian and
bicycle accommodations at intersections throughout the study area and especially in the
downtown areas, all of which are being incorporated or proposed by the submitted plan.

The maximum allowed parking for the proposed uses, using the maximum recommended
parking ratios of the Central US 1 Corridor Sector Plan area is 489 parking spaces. The
plan shows a total of 489 spaces provided as structured parking without any on-site
surface parking. The sector plan allows mixed-use development to use shared parking
factors to determine an appropriate reduction in the maximum parking requirements. The
application does not seek or propose any parking reductions through the use of shared
parking reduction factors.

It is important to note that the sector plan recommends the establishment of a
corridor-wide transportation demand management (TDM) district and a self-sustaining
transportation management association (TMA) to manage it. As of this writing, the US 1
TDM district has not been established.

Transportation Conclusions

Based on the preceding findings, the Transportation Planning Section concludes that
existing transportation facilities will be adequate, as required by the 2010 Central US 1
Corridor Sector Plan and SMA, to serve the proposed redevelopment of the site as shown
on the submitted DSP if the approval is conditioned on the following:

(1) Total development within the subject property shall be limited to development
which generates no more than 227 AM peak hour and 341 PM peak-hour vehicle
trips.

Trails—In a referral dated August 30, 2013, the trails coordinator offered the following
summarized comments:

(N Bicycle Parking: The D-D-O Zone requires that one bicycle parking space be
provided for every three vehicle parking spaces provided as part of a
development application. The subject DSP does not conflict with the D-D-O
Zone as it includes 490 vehicle parking spaces and 314 bicycle parking spaces.
The proposed bicycle parking space locations are not shown on the plan. The
bicycle parking space locations and groupings would be adequate if they were
dispersed along the street frontages and grouped within the parking garage. Each
level of the parking garage should be shown on the DSP with parking aisle
widths shown.

It is reccommended that bicycle parking guide signs be provided in accordance

with the Maryland Manual on Uniform Traffic Control Devices (MUTCD)
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)

3)

“4)

2011 Edition at all bicycle parking locations within the parking garage and on
local roadways. The final bicycle parking locations and signage should be
approved by the City of College Park if it is within their road rights-of-way.

The total number of bicycle parking spaces and their locations within the main
parking garage and the townhouses should be indicated on the DSP with a
symbol.

It is recommended that bicycle parking guide signs be provided in the main
parking garage for all bicycle parking spaces and/or groups of bicycle parking
spaces in accordance with the Maryland MUTCD 2011 Edition. Bicycle parking
signage is not recommended for the internal garages of townhouses.

It is appropriate to summarize the overall bicycle parking spaces as including
spaces within townhouse garages towards the overall bicycle parking
requirement of the overlay zone.

Bikeways: The subject application does not conflict with the bikeway
recommendations of the functional and area master plan. The functional master
plan recommends that Guilford Drive contain bicycle lanes. The road is
recommended for 80 to 100 feet of right-of-way. The road is locally owned and
maintained. Sufficient rights-of-way exist for bicycle lanes to be constructed on
Guilford Drive. Bicycle lanes are also recommended for Knox Road and
Hartwick Road. Bicycle lanes may be implemented in the future by local
authorities. Knox Road contains on-road vehicular parking, which presents
challenges to designing a bikeway on the road. Hartwick Road also contains
on-road vehicular parking. Any proposed traffic control signage will need to be
approved by local authorities. Section 1A.08 of the Maryland MUTCD contains
information regarding placement authority for traffic control devices.

ADA Accessibility: The proposal includes the formal vacation of Rossburg
Drive to improve vehicular circulation and allow for the development concept
new block pattern. Once the vacation is complete, pedestrian and bicycle access
will shift to the west between Buildings A and B. A north/south walkway and
pedestrian plaza is proposed between the buildings. The walkway will be lined
with commercial uses. Proper ADA (Americans with Disabilities Act)
accessibility accommodation should be provided between the Knox Road and
Guilford Drive elevations. This can be achieved by either providing it outside of
the building with an elevator, or within the building via an elevator, to move
people.

Sidewalks: The proposal includes wide internal walkways and plazas that are
appropriate for the overlay zone. Sidewalks are currently proposed to be five feet
wide along the local roadways. However, the five-foot-wide sidewalks that are
proposed may be too narrow for the intensity of the proposed uses. It is
recommended that wider sidewalks (12 to 30 feet) be provided on this plan with
the approval of the City of College Park. This will ensure that the plan is in
conformance with the development district overlay zone standard (page 263 of
the sector plan). These widths provide an adequate distance between the building
frontages and the streets. It may be appropriate to move the buildings back to
accommodate wider sidewalks.
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d. Subdivision Review Section—In a memorandum dated September 25, 2013, the
Subdivision Review Section offered the following comments:

1

(2)

3)

Section 24-111 of the Subdivision Regulations provides for exemptions from the
requirement of filing a preliminary plan of subdivision for parcels with a record
plat. Specifically, in this instance, the property is subject to Section 24-111(c)(4)
which provides:

(c) A final plat of subdivision approved prior to October 27, 1970, shall
be resubdivided prior to the issuance of a building permit unless:

4) The development of more than five thousand (5,000) square
feet of gross floor area, which constitutes at least ten percent
(10%) of the total area of the site, has been constructed
pursuant to a building permit issued on or before
December 31, 1991.

The lots are the subject of a record plat approved in 1952. Based on a letter dated
January 23, 2013 from the Law Offices of Gibbs and Haller (Haller to Chellis)
with three exhibits, it was determined that the site met the exemption pursuant to
Section 24-111(c)(4) of the Subdivision Regulations. The existing buildings
on-site were constructed in 1952 and 1953 as reflected in the tax assessment
records based on Exhibit D of the letter. Exhibit C of the letter showed the
existing gross floor area of the buildings and demonstrated that the existing
development is greater than 10 percent of the total area of site. Therefore, based
on the evidence, the development is exempt from the requirement to file a new
preliminary plan of subdivision pursuant to Section 24-111(c)(4) of the
Subdivision Regulations.

Rossburg Drive is a dedicated public right-of-way. The DSP proposes to develop
a multifamily building over Rossburg Drive. The applicant has filed a Vacation
Petition (V-13008) for the entirety of Rossburg Drive. Approval of the vacation
and a minor final plat, in accordance with Section 24-112 of the Subdivision
Regulations, must be obtained prior to approval of a grading permit for the site.

Failure of the site plan and record plat to match will result in permits being
placed on hold until the plans are corrected.

Department of Parks and Recreation (DPR)—In a memorandum dated

October 3, 2013, DPR stated that there were no issues with the submitted plan. Parks and
recreation requirements will be met through the provision of private on-site recreational
facilities.

f. Permit Review Section—No comments were provided by the Permit Review Section.

g Environmental Planning Section—In comments received on September 5, 2013, the
Environmental Planning Section provided the following analysis of the subject
application:
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(1 The site has three specimen trees located on-site. A variance was submitted with
this application to remove these three trees. A variance to remove these trees is
not required because the site is exempt from Woodland and Wildlife Habitat
Conservation Ordinance (WCQO) requirements.

2) There is a man-made channel that handles stormwater adjacent to the site. This
channel does not have a Federal Emergency Management Agency (FEMA)
floodplain, but has an engineered floodplain. This engineered floodplain is
located on the site. This development will impact this floodplain and any
disturbance to this area must be permitted by Prince George’s County
Department of Permitting, Inspections and Enforcement (DPIE) and the
Maryland Department of the Environment (MDE). The floodplain is not
regulated on this site by the Environmental Planning Section.

3) The project has an approved Stormwater Management Concept Plan
(14618-2013-00). No fee is required for this project for on-site attenuation. There
are five micro-bioretention ponds, permeable pavement, permeable artificial turf,
and landscape infiltration shown on both the approved stormwater management
plan and the DSP. The site’s stormwater will be directed to an existing
stormdrain system and outfalls that flow into an adjacent stormwater channel.

Historic Preservation Section—In a memorandum dated August 23, 2013, the Historic
Preservation Section stated that the subject application will have no effect on identified
historic sites, resources, or districts, and requested that the applicant provide
documentation of the existing building to be demolished to the Maryland Institute of
Historic Places (MIHP) Standards, including representative interior floor plans. This
information should be provided prior to issuance of grading permits.

The Department of Permitting, Inspections and Enforcement (DPIE)—In a
memorandum dated September 9, 2013, DPIE offered the following comments:

() The property is located at the intersection of Guilford Road and Knox Road, west
of Baltimore Avenue (US 1). This site does not impact any county-maintained
roadways. Coordination with the City of College Park is required.

) The DSP is consistent with approved Stormwater Management Concept Plan
14618-2013, dated August 2, 2013.

State Highway Administration (SHA)—In a letter dated October 4, 2013, SHA stated
that the methodology for concluding that all of the intersections within the study area will
operate within the transportation facility adequacy standard is based on county
guidelines, which call for evaluating the corridor weighted average critical lane volume
(CLV). However it is SHA’s recommendation that mitigation be offered to improve the
individual failing intersections of Baltimore Avenue (US 1) and Campus Drive/Paint
Branch Parkway to bring the total future CLV down to 1,587 or better.

Comment: The traffic study concludes that all of the intersections within the study area
will operate within the transportation facility adequacy standard, which is based on
county guidelines.
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The District Council approved the 2010 Approved Central US 1 Corridor Sector

Plan and Adopted Sectional Map Amendment standard (along with its predecessor,
2002 College Park US 1 Corridor Sector Plan and SMA) which identifies and includes
several special requirements and provisions related to traffic impact study preparation
within the US 1 established Development District Overlay (D-D-O) Zone. Among these
special requirements are:

(@) Traffic counts are to be taken at each signalized intersection within one of three
predetermined segments for three hours instead of one hour during each peak
period to determine the peak-hour turning movements.

2) The AM and PM peak-hour level of service for each signalized intersection is
then calculated using the CLV methodology described in Section 3 of the current
“Transportation Review Guidelines, Part 17 (2012).

3) The average AM and PM peak-hour level of service for all signalized
intersections along the segment is then calculated using the weighted average of
calculated CLVs for each intersection.

(4) The segment is deemed to be acceptable if the calculated average CLV is less
than 1600 for both AM and PM peak hours with the existing, background, and
total projected traffic, which include the proposed development’s projected AM
and PM peak-hour vehicle traffic.

Given that the submitted study provided by the applicant to the Planning Department is
prepared in accordance with the procedures outlined by the sector plan, and is in full
compliance with the Planning Board’s guidelines, staff has no basis for recommending
that an applicant be required to provide additional mitigation measures recommended by
SHA.

Prince George’s County Police Department—In a memorandum provided on
August 29, 2013, the Police Department provided the following comments related to
crime prevention through environmental design (CPTED):

(1) The lighting for the service driveway at site “D” is nonexistent. Either pole
lighting or lights attached to the side of the building need to be added. There is
also a dumpster located at the end of the service driveway that does not have any
lighting. Second, the service driveway for Building C is insufficient. Either
bollard or pole lighting should be added to this driveway. The dumpster located
to the rear of Building C also has insufficient lighting.

2) The overall concept to change the traffic pattern and structures will have a
positive impact for the City of College Park and the University of Maryland,
providing excellent living and gathering places for students and patrons.

3) If it has not already been done, the Police Department recommends working with
the University of Maryland to have emergency call boxes and cameras installed
throughout the proposed site to improve the safety and overall security for the
future residents and patrons. There is already an existing security network
throughout College Park that has proven effective in preventing crime.
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Comment: Staff recommends conditions of approval to address the comments provided
by the Police Department related to additional lighting and coordination of the security
network with the University of Maryland.

Prince George’s County Health Department—In a memorandum dated
August 30, 2013, the Environmental Engineering Program of the Health Department
offered the following comments and recommendations:

(1) There is an increasing body of scientific research suggesting that artificial light
pollution can have lasting adverse impacts on human health. Indicate that all
proposed exterior light fixtures will be shielded and positioned so as to minimize
light trespass caused by spill light on planned and existing residential areas.

Comment: This information should be demonstrated on the detailed site plan prior to
signature approval.

) The property is located in the recharge area for the Patuxent aquifer, a
groundwater supply that serves the Beltsville Agricultural Research Center,
Patuxent Wildlife Research Center, and the City of Bowie. Conversion of green
space to impervious surface in this recharge area could have long-term impacts
on the sustainability of this important groundwater resource. The applicant
proposes the use of permeable turf and landscape infiltration techniques as a part
of their stormwater management strategy, which will facilitate the return of water
into the ground to recharge the aquifer.

Comment: No further action is requested.

3) The public health value of access to active recreational facilities and green space
has been well documented. The DSP includes a courtyard with a swimming pool,
open lawn area/volleyball court, a pedestrian mews, and open spaces that will be
a health benefit for residents and community members.

Comment: No further action is requested.

4) The applicant is proposing to incorporate bioretention features into the courtyard
with educational panels. Bioretention features have the potential to become
habitats for mosquitoes and other disease vectors due to the presence of organic
matter and shallow water. The applicant should ensure that the bioretention
features are properly designed and managed to prevent habitats for disease
vectors and reduce the risk of human exposure to disease vectors given the
proximity of pedestrian traffic, gathering spaces, and active recreational facilities.

Comment: The design of stormwater management features is under the jurisdiction of
DPIE. The applicant should work with DPIE to ensure that the bioretention features do
not become a public nuisance.

(5) There are 12 carry-out/convenience stores within one half-mile radius of this
location. Research has found that people who live near an abundance of fast-food
restaurants and convenience stores compared to grocery stores and fresh produce
vendors have a significantly higher prevalence of obesity and diabetes. The
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applicant should consider engaging a tenant that would provide healthy food
options that are attractive to the student population and surrounding community.

Comment: Staff concurs that the applicant should engage future tenants that provide
healthy food options, if restaurant or food service is planned.

(6) The property is located in the College Park Airport, Aviation Policy Area 6.
College Park residents have expressed concerns with noise from the take-off and
landing of helicopters from the airport. Noise from the airport may be an issue
for the future residents of this project. The applicant should consider options to
mitigate noise levels greater than 65 dBA Ldn.

Comment: The subject property is 0.9 miles from the College Park Airport’s runway.
The sector plan does not raise issues with noise generated from College Park Airport.
Environmental Planning staff does not request that any additional noise mitigation be
provided based upon the proximity of the site to the airport and the current applicable
regulations.

7 The applicant proposes to build internal loading docks and dumpsters. If
approved, the loading docks and dumpsters should be designed to prevent an
odor nuisance.

Comment: The loading docks and dumpsters are proposed internal to Buildings A and B.
Dumpsters are proposed in trash rooms that have doors that close. Staff believes that the
submitted site plan addresses this request.

Maryland Aviation Administration (MAA)—In comments received on

August 27, 2013, the MAA stated that the proposal lies beneath the horizontal surface for
College Park Airport, and does not lie under any of the transitional or approach surfaces
for the airport. So long as structures (including all accessories such as antennae, air
conditioning units, lightning rods, etc.) or vegetation does not exceed 198 feet above
mean sea level for this location (the site elevation plus the structure height), there is no
impact to the College Park Airport and thus no hazard to air navigation.

Washington Suburban Sanitary Commission (W SSC)—WSSC provided comments
received on August 29, 2013, which are summarized as follows:

(1) This project has an approved WSSC Letter of Findings, WSSC Project
DA5462712 Amendment 1, approved July 17, 2013. All conditions of that

approval apply.

(2) In locations where mains or house connections cross bioswales, provide five feet
of separation horizontally to WSSC lines. If bioswales have an under-drain, the
under-drain must be nonperforated for ten feet where it crosses the WSSC lines.

3) Minimize the number of sewer connections at the southwest corner of
Building B.

(4) The minimum horizontal clearance from a building to the outside diameter of a
WSSC pipeline is 15 feet. Verify that adequate room has been provided for final
design of the townhome units along the south side of Guilford Drive.
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Comment: Adequate clearances from WSSC pipelines to proposed building should be
provided on the plans prior to signature approval. Additional technical comments should
be addressed by WSSC prior to final permitting.

Washington Gas—In a memorandum dated May 1, 2013, Washington Gas indicated that
they have reviewed the proposal and have determined that a ten-foot-wide public utility
easement (PUE) along public rights-of-way will not be required. Gas services are located
in the street and there is no need for PUEs on private property for gas service to be
supplied.

Comcast—A letter signed by Comcast on September 23, 2013 indicates that the
communication conduits proposed by the applicant are sufficient for Comcast service.
The plan, dated September 7, 2013, does not propose a ten-foot-wide PUE.

Verizon—At the time of the writing of this technical staff report, Verizon has not offered
written comments on the subject application; however, staff has met with the applicant
and a representative from Verizon. Verizon has yet to determine whether its services will
be provided to the entire development, as a ten-foot-wide PUE is not proposed on the
subject DSP.

Potomac Electric Power Company (PEPCO)—The applicant has provided a
preliminary PEPCO service plan that has been approved by PEPCO. The plan does not
propose a ten-foot-wide PUE. The Subdivision Regulations do not require provision of
PUE for the subject development at the time of minor final plat.

Prince George’s County Fire/EMS Department—The Fire/EMS Department issued
standard comments for the proposal dated August 26, 2013. Every portion of the
proposed buildings is required to be located within 500 feet of a fire hydrant.

University of Maryland—In an e-mail dated September 18, 2013 (Redmiles to Fields),
the University of Maryland stated that the University’s Architecture and Landscape
Review Board reviewed the submission at a May 3, 2013 meeting. The review group
provided the following comments for the current DSP submission:

(D) The project program should consider a park-like setting suited for the urban
context of the site, such as a canopy of trees and loose paving. The current design
retains a broad lawn area only, with adjacent bioretention areas subdividing the
proposed open space. Consider developing an urban plaza or a park-like setting
suited for the urban context of the site, incorporating and integrating artful
stormwater management.

2) Improve the north-south axial relationship by incorporating the development’s
green space inward to the campus, rather than extending the campus into the
project. The current design should add identifiable pedestrian crossings/traffic
calming to provide access to the university and connect pedestrian pathways at
key campus pedestrian nodes/gateways north of the project site.

3) The architecture provided was developed to a conceptual level and needs more
work. Develop the brick elevations further. The Board looks forward to further
development of articulated massing and the elevations, with material selection
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consistent with the University’s Design Criteria Facilities Standards (DC/FS).
Samples of proposed materials are requested for review.

4) A question has been raised for the adequacy of the intersection design at the west
end of the site, at the Knox Road, Guilford Drive, Mowatt Lane intersection, as a
result of changes to traffic patterns in and around the site.

Similarly (and expanding on 2 above), there is expected to be a significant
increase in pedestrian traffic between the project and the campus. As a planned
student housing development, adequate and safe connectivity will be very
important. It is not clear if the level of pedestrian flow has been estimated or
planned. A circulation plan should be provided to show how the proposed
pathways into the campus will be constructed, designed, or managed.

Comment: The above comments are preliminary. The University of Maryland indicated
the intent to submit further formal comment prior to the Planning Board hearing.
However, at the time of this writing, a memorandum from the University has not been
received.

City of College Park—The subject application is located within the City of College
Park. The City of College Park held a work session to consider the proposed plan on
October 1, 2013. On October 22, 2013, the City Council moved to approve the DSP with
conditions. Those recommended conditions are provided below followed by staff
comment.

“1. Prior to signature approval of the DSP, the applicants shall revise the site plan to:

(1

a. Show a possible location for a proposed Bikeshare Station (11 docks and
6 bikes) that measures 31 feet in length and 6 feet in width.

“b. Redesign the mews/stairs to accommodate pushing a bike.
“c. Show street light fixtures spaced not more than 30 feet on center.
“d. Provide a hammerhead turnaround at the terminus of Rossburg Drive as

shown on Exhibit 1.
“e. Show the installation of street trees and pedestrian light fixtures extended
from the project boundary along Knox Road and Guilford Road to the
intersection of these two streets.

“1. Show sidewalks along the property frontage at a minimum of 6-feet
wide, preferably 8- feet wide to the extent possible.
“g. Provide a 6-foot wide sidewalk and 5-foot wide planting strip along the
north side of Knox Road from the proposed crosswalk east to the
driveway of the Delta Sigma Phi fraternity.”

Comment: Staff understands that the applicant has agreed to comply with all of the

above recommendations, which include some off-site improvements. The DSP should be
revised to show the above revisions.
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2, Prior to a Use and Occupancy Permit, the applicant (Toll Brothers, Inc.) shall
provide a copy of an agreement with the University of Maryland for the
installation, maintenance and monitoring of emergency call boxes (Public
Emergency Reporting Telephones, PERT) and shall install exterior cameras on
Buildings A, B and C that have views of Knox Road, Hartwick Road, Guilford
Road, and the Mews.”

Comment: Staff agrees with the intent of the above condition and requests that the
applicant work with the University of Maryland to evaluate the feasibility of having
emergency call boxes and cameras installed throughout the proposed site to improve the
safety and overall security for the future residents and patrons. If agreement is reached on
the appropriate measures to be employed, the plan should note the specific security
measures that will be implemented. The plan should specify the use of exterior cameras
on Buildings A, B, and C that have views of Knox Road, Hartwick Road, Guilford Road,
and the mews.

“3. Prior to a Use and Occupancy Permit, the applicant (Toll Brothers, Inc.) shall:

“a. Obtain a right-of-way permit from the City of College Park to implement
roadway and streetscape improvements as shown in Exhibits 1-4.

“b. Stripe Knox Road to provide a 5-foot wide west-bound bike lane, 10-foot
wide west-bound drive lane, 11-foot wide east-bound ‘sharrow’ lane and
an 8-foot wide parking lane on the south side of Knox Road.”

Comment: The DSP should be revised to indicate the streetscape improvements shown
in Exhibits 1—4. These exhibits show: (1) a “hammerhead,” or turnaround area, at the
terminus of Rossburg Drive; (2) crosswalk improvements; and (3) additional bicycle rack
locations. The DSP should also be revised to indicate the above-described street section
for Knox Road. The ultimate street section is subject to approval and modification by the
City of College Park.

“4, The two-over-two buildings on Parcel 3 shall be limited to one- and
two-bedroom units.”

Comment: Staff understands that the applicant has agreed to comply with the above
recommendation. The DSP should be revised to indicate the final number of units and
unit mix on Parcel 3.

3. The applicants shall maintain all pedestrian light fixtures in the right-of-way
along Knox Road, Hartwick Road, Guilford Drive, and Rossburg Drive with the
exception of the pedestrian light fixtures that are installed outside of the project’s
property frontage.”

Comment: Staff understands that the applicant has agreed to comply with the above

recommendation. The DSP should be revised to show the locations of light fixtures that
the applicant proposes to maintain.
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“6. The applicant (Toll Brothers, Inc.) and the applicant’s heirs, successors, and /or
assignees shall vacate the existing Rossburg Drive right-of-way (WWW20-94)
and obtain approval of a minor final plat pursuant to Section 24-112 of the
Subdivision Regulations in accordance with the approved Detailed Site Plan
DSP-13025.”

Comment: A condition to this effect is included in the Recommendation section of this
report.

=T, Prior to signature approval of the DSP, the architectural elevations shall be
revised for review and approval by the City of College Park and M-NCPPC as
follows:

(13

a. Label the materials used on the fagade of the garage.

“b. Create a 5-story projecting vertical bay with windows on
Building B-south elevation, similar to that found on
Building B-north elevation.

“c. Create a 5-story projecting vertical bay with windows for

Building C-west elevation, similar to that found on
Building C-north elevation.”

Comment: Urban Design staff will submit final architecture to the City of College Park
for comment prior to certification of the plans. Additional information regarding the
construction materials on the proposed garage should be provided. Vertical bays should
also be incorporated into the proposed architecture for Buildings B and C. Staff also
believes that the townhouse-style units on Parcels 2 and 3 might benefit from some
additional architectural enhancements, as discussed in the body of this report.

“8. Prior to approval of building permits, if the Capital Bikeshare Program or similar
program is operational in the City of College Park, the applicant shall pay the
sum of $45,000 to the City of College Park for the installation and operation of
an 11-dock/6- bike station on or near the subject property.”

Comment: Staff understands that the applicant has agreed to comply with the above
recommendation. The applicant should show the location of a possible bikeshare station
on the DSP prior to signature approval. The details of the bikeshare agreement between
the applicant and the City of College Park are best addressed in a separate agreement
between these two parties, as it does not require Planning Board action.

9. Prior to the closure of Rossburg Drive, the applicant shall convert Knox Road to
a two-way street, in coordination with the City of College Park engineer.”

Comment: Prior to the vacation of Rossburg Drive, the applicant should provide
verification to the Subdivision Section that Rossburg Drive is closed, and that Knox Road
has been converted to a two-way street, or has otherwise been found satisfactory by the
City of College Park.
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“10.

An access easement shall be provided to Parcel 3 to allow Parcel 3 residents to
park in the garage located in Building B.”

Comment: A statement to this effect should be provided on the DSP and plat.

1

Prior to approval of a building permit, a public use easement shall be provided to
allow pedestrian and bicycle access through the Mews on Parcel 1, between
Knox Road and Guilford and Hartwick Roads.”

Comment: A public use easement should be delineated on the DSP and described by
bearings and distances. This easement should be recorded on the minor final plat.

12

Toll Brothers, Inc. shall achieve U.S. Green Building Council (USGBC)
LEED-Silver certification under an applicable, current LEED rating system as
required by the Sector Plan Development Standards. Specifically, the applicant
shall follow the process below:

e

ﬂ.b .

(13

a.

Prior to DSP certification, the applicant shall:

[}

1.

cere

11.

Designate a LEED-accredited professional (‘LEED-AP’) who is
also a professional engineer or architect, as a member of their
design team. The applicant shall provide the name and contact
information for the LEED AP to the City.

Designate the City’s Planning Director, or designee, as a team
member in the USGBC’s LEED Online system. The City’s team
member will have privileges to review the project status and
monitor the progress of all documents submitted by the project
team.

Prior to approval of a building permit, the applicant shall:

(1

1.

Register the project with the U.S. Green Building Council
(USGBC) and show results of LEED-ND Stage 2 review. If
conditional approval is obtained, the applicant shall employ
every effort to obtain full LEED-ND certification and provide
documentation of such. If conditional approval is not obtained,
the applicant shall make every effort to achieve USGBC
LEED-Silver certification under LEED-NC and/or LEED
Homes, or if available, equivalent standard.

Prior to issuance of the first Use and Occupancy Permit, the applicant

shall:

(13

1;

Submit a report by a LEED AP that demonstrates that the project
is anticipated to attain a sufficient number of credits that will
ultimately be sufficient to attain the LEED ND Silver
certification or LEED-NC and LEED Homes as appropriate.
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(-Cd.

#1i. Establish an escrow or letter of credit in the amount of $50,000
with an agent that is acceptable to the City. Said escrow agent
shall hold the funds subject to the terms of this Agreement. The
escrow (or letter of credit) shall be released to Applicant upon
final LEED Silver certification. In the event that the applicant
fails to provide, within 1 year of issuance of the use and
occupancy permit for the final building within the LEED ND
boundary, documentation to the City demonstrating attainment
of LEED Silver certification, the entirety of the escrow will be
released upon demand to the City and will be posted to a fund
within the City budget supporting implementation of
environmental initiatives. If LEED certification is obtained but
not at the Silver level, 50% of the escrow will be released to the
applicant and 50% will be released upon demand to the City to
be posted to a fund within the City budget supporting
implementation of environmental initiatives.

If the applicant provides documentation from the USGBC demonstrating,
to the satisfaction of the City, that USGBC completion of the review of
the LEED certification application has been delayed through no fault of
the applicant, the applicant’s contractors or subcontractors, the proffered
time frame may be extended as determined appropriate by the City, and
no release of escrowed funds shall be made to the applicant or to the City
during the extension.”

Comment: Although the applicant has apparently agreed to comply with the above
recommendation, staff does not believe it is appropriate to to recommend that the
Planning Board adopt the above recommendation as a condition of approval. The City of
College Park should consider a private agreement with the applicant to outline the
recommended process and the payment of fees.

‘613.

Knox Box Realty LLC, Knox Village Partners LLC and AO Enterprises LLC
shall achieve U.S. Green Building Council (USGBC) LEED- Silver certification
under an applicable, current LEED rating system as required by the Sector Plan
Development Standards. The applicant shall pursue LEED Silver certification
through the Split Review process. Specifically, the applicant shall follow the
process below:

a.

Prior to DSP certification, the applicant shall:

“L Register the project with the USGBC and provide a copy of the
payment receipt.

“ii. Designate a LEED-accredited professional (‘LEED-AP’) who is
also a professional engineer or architect, as a member of their
design team. The applicant shall provide the name and contact
information for the LEED AP to the City.
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“b.

“jii.  Designate the City’s Planning Director, or designee, as a team
member in the USGBC’s LEED Online system. The City’s team
member will have privileges to review the project status and
monitor the progress of all documents submitted by the project
team.

Prior to the issuance of a building permit, the Applicant shall submit the
results of the USGBC’s preliminary review of design-oriented credits in
the LEED program. This documentation shall demonstrate that the
buildings are anticipated to attain a sufficient number of design-related
credits that, along with the anticipated construction-related credits, will
be sufficient to attain LEED Silver certification.

Prior to the issuance of the first use and occupancy permit, the Applicant
shall provide documentation that the project has been certified LEED
Silver by the USGBC to the City of College Park and to M-NCPPC. If
certification has not been completed, the Applicant shall submit
certification statements from their LEED-AP that confirms the project
list of specific LEED credits will meet at least the minimum number of
credits necessary to attain LEED certification.

“The appropriate regulating agency may issue a temporary use and
occupancy permit to the Applicant until such time as LEED certification
is documented. If it is determined that a temporary use and occupancy
permit cannot be issued, a permanent use and occupancy permit may be
issued by the appropriate regulating agency once an escrow or letter of
credit in the amount of $20,000 is established with an agent that is
acceptable to the City of College Park. Said escrow agent shall hold the
funds subject to the terms of this Agreement. The escrow (or letter of
credit) shall be released to applicant upon final LEED Silver
certification. In the event that the Applicant fails to provide, within

180 days of issuance of the permanent use and occupancy permit for the
Project, documentation to the City demonstrating attainment of LEED
Silver certification, the entirety of the escrow will be released upon
demand to the City and will be posted to a fund within the City budget
supporting implementation of environmental initiatives. If LEED
certification is obtained but not at the Silver level, 50% of the escrow
will be released to the Applicant and 50% will be released upon demand
to the City to be posted to a fund within the City budget supporting
implementation of environmental initiatives

“If the Applicant provides documentation from the USGBC
demonstrating, to the satisfaction of the City, that USGBC completion of
the review of the LEED certification application has been delayed
through no fault of the Applicant, the Applicant’s contractors or
subcontractors, the proffered time frame may be extended as determined
appropriate by the City, and no release of escrowed funds shall be made
to the Applicant or to the City during the extension.”
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Comment: Although the applicant has apparently agreed to comply with the above
recommendation, staff does not believe it is appropriate to recommend that the Planning
Board adopt the above recommendation as a condition due to legal concerns, which
involve payment to a third party. The City of College Park should consider entering into a
private agreement with the applicant to address the outlined process and payment of fees.
Staff applauds the applicant’s commitment to green building techniques.

V. Town of University Park—At the time of the writing of this technical staff report, the
Town of University Park has not offered comments on the subject application.

W. City of Hyattsville—At the time of the writing of this technical staff report, the City of
Hyattsville has not offered comments on the subject application.

X; Town of Riverdale Park—At the time of the writing of this technical staff report, the
Town of Riverdale Park has not offered comments on the subject application.

13. As required by Section 27-285(b)(1) of the Zoning Ordinance, the detailed site plan will, if
approved with the conditions recommended below, represent a reasonable alternative for
satisfying the site design guidelines of Subtitle 27, Part 3, Division 9, of the Prince George’s
County Code without requiring unreasonable cost and without detracting substantially from the
utility of the proposed development for its intended use.

14. Per Section 27-285(b)(4) of the Zoning Ordinance, which became effective on
September 1, 2010, a required finding for approval of a detailed site plan is as follows:

4) The Planning Board may approve a Detailed Site Plan if it finds that the regulated
environmental features have been preserved and/or restored in a natural state to the
fullest extent possible.

Comment: As there are no regulated environmental features found on the subject property, no
preservation or restoration is necessary.

RECOMMENDATION

Based upon the foregoing evaluation and analysis, the Urban Design Section recommends that the
Planning Board adopt the findings of this report and APPROVE Detailed Site Plan DSP-13025,
University of Maryland Student Housing at Knox Road, subject to the following:

A. Staff recommends APPROVAL of the alternative development district standards for:

& Building Form/Step-Back Transitions and Landscape Buffers (page 238): To
eliminate the step-back transition requirement west of Building A and to permit
landscape plantings and a buffer area along the southwestern property lines of Lots 9
and 13 to meet the intent of the transition requirements.

2. Building Form/Character Area S5a: Walkable Nodes (page 234): To permit greater
building setbacks from Guilford Drive and Hartwick Road, as shown on the site plan.

3. Building Form/Parking Lots, Loading and Service Areas (page 242): To permit

loading spaces internal to the building that are within 30 feet of public sidewalks.
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4, Building Form/Structured Parking (page 243): To permit a parking garage within
50 feet of the Knox Road frontage.

5. Architectural Elements/Signage (page 254): To permit two freestanding monument
signs and signage in excess of ten percent for Buildings B and C.

6. Streets and Open Spaces/Streetscape (page 263): To permit sidewalks less than 12 feet
wide.

7. Streets and Open Spaces/Street Lighting (page 267): To permit a column-style street

light fixture, instead of double-column.

Staff recommends DISAPPROVAL of the alternative development district standards for:

1. Streets and Open Spaces/Street Lighting (page 266): To permit a street light spacing
greater than 30 feet on center. Street lighting shall be provided 30 feet on center, on
average.

Staff recommends APPROVAL of Detailed Site Plan DSP-13025, University of Maryland
Student Housing at Knox Road, with the following conditions:

1. Prior to signature approval, the detailed site plan (DSP) shall be revised, or additional
information shall be provided, as follows:

d.

Provide the exact number of parking spaces required by the 2010 Approved
Central US 1 Corridor Sector Plan and Adopted Sectional Map Amendment.

Submit plans that show each level of the proposed parking garage, and dimension
parking space sizes and drive aisle widths, so conformance with the requirements
of the Zoning Ordinance may be determined.

If the courtyard facilities within Buildings A and B are not accessible to residents
of all of the buildings, then the application shall demonstrate that adequate
recreational facilities will be provided within each building section.

Details of site amenities on proposed Parcels 2 and 3 shall be provided, such as
tables, chairs, and grills.

Each freestanding sign shall not exceed 15 feet in width and 5 feet in height, as
described on the sign plan, for a total maximum sign area of 75 feet for each sign.
The monument signs shall be constructed of materials compatible with the
architecture. Additional information regarding sign materials shall be provided
with the sign plan prior to signature approval.

The sign standards for the building-mounted project identification signs shall
include lighting from an external source only.

Revise the photometric plan to show or note minimal, or no, lighting spillover at
the southern property line adjacent to existing single-family development.
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Revise the photometric and lighting plan to show sufficient lighting along the
service drive locations on proposed Parcels 2 and 3.

The applicant shall work with the University of Maryland to evaluate the
feasibility of having emergency call boxes and cameras installed throughout the
proposed site to improve the safety and overall security for the future residents
and patrons. If agreement is reached on appropriate measures to be employed,
provide notes on the plan to this effect, and reference the final determined
security measures that will be implemented. The plan shall specify the use of
exterior cameras on Buildings A, B, and C that have views of Knox Road,
Hartwick Road, Guilford Road, and the Mews.

Include a note on the DSP that limits the hours of operation and deliveries for
commercial tenants, in order to ensure minimal impacts on adjacent properties.

Provide details of attractive brick dumpster enclosures for use on the site.

Add a note to the DSP that all loading area access doors shall remain closed,
except during times of entrance and exiting of vehicles.

Label the height of the access to all loading spaces on the site plan. The loading
space access height shall be at least 15 feet.

Indicate the final number of units and unit mix on Parcel 3.

Delineate a public use easement within the mews, and describe it by bearings and
distances.

Prior to signature approval, the detailed site plan (DSP) shall be revised to indicate the
following bicycle, pedestrian, and streetscape improvements:

a.

Provide sidewalks along the site frontage that are no less than six feet in width.
The sidewalk along Knox Road shall be widened further, as feasible, subject to
approval by and further coordination with the City of College Park.

Revise the Knox Road street section to provide a 5-foot wide westbound bicycle
lane. a 10-foot-wide westbound drive lane, an 11-foot-wide eastbound “sharrow™
lane, and an 8-foot-wide parking lane on the south side of Knox Road. The
ultimate street section is subject to approval and modification by the City of
College Park.

Show a minimum six-foot-wide sidewalk and five-foot-wide planting strip along
the north side of Knox Road from the proposed crosswalk east to the driveway of
the Delta Sigma Phi fraternity house.

Indicate the roadway and streetscape improvements as shown in Exhibits 1-4,
including:

(1) A hammerhead turnaround at the terminus of Rossburg Drive;
2) Crosswalk enhancements; and
3) Additional bicycle rack locations.

42 DSP-13025
Page 42



Show the installation of street trees and pedestrian light fixtures extended from
the project boundary along Knox Road and Guilford Road to the intersection of
these two streets.

Show street light fixtures spaced at 30 feet on center, on average, and indicate the
locations of light fixtures that the applicant proposes to maintain.

Redesign the mews/stairs to accommodate pushing a bike. Provide a detail of the
final design.

Show a possible location for a proposed bikeshare station (11 docks and 6 bikes)
that measures 31 feet in length and 6 feet in width. Provide a detail or photograph
of the type of bikeshare station proposed. The final location may be adjusted in
consultation with the City of College Park and the Urban Design Section.

Provide signage locations and details for large groupings of bicycle parking
spaces along road frontages and within the main parking garage in accordance
with the Maryland Manual on Uniform Traffic Control Devices (MUTCD)

2011 Edition and utilize the D4-3 sign guide sign or plaque. Details of the D4-3
sign or plaque shall be shown on the DSP. The final bicycle parking locations
and signage are subject to approval and modification by the City of College Park
if they are located within their road rights-of-way.

Provide details for bicycle parking spaces. Bicycle racks shall be anchored in
concrete and shown on the plan’s detail sheet(s).

Locate the proposed bicycle parking spaces, including along road frontages, in
the main parking garage and near the townhouse-style units on the DSP, and
update the DSP coversheet to include the final number of bicycle parking spaces
proposed.

Prior to signature approval of the detailed site plan (DSP), the following revisions shall
be made to the landscape plan:

d.

Revise line three within all Section 4.1 schedules to state, “total number of shade
trees required,” and provide the correct calculations for the required shade trees
for Sites A and B.

Provide one consolidated master plant list on the landscape plan.
Soften the views of public utility transformers from public rights-of-way, to the

extent feasible, through the planting of attractive evergreen shrubs, while
maintaining necessary access to the transformers.

Prior to signature approval of the detailed site plan (DSP), the architectural elevations
shall be revised as follows, after referral to the City of College Park for review and
comment:

Samples of the fagade materials proposed for the parking garage shall be
provided for further review and approval by Urban Design staff, as designee of

43 DSP-13025
Page 43



the Planning Board. The materials shall, at a minimum, give the appearance of a
convincing brick treatment, and the design of the garage shall blend in with the
architecture of the rest of the building.

Label all building fagade materials, including the fagade of the garage.

Provide a detail indicating the appearance of the mesh treatment for the parking
garage openings. Any modifications to the garage openings to provide adequate
air circulation within the garage shall be provided.

Create a projecting vertical bay with windows on Building B, south elevation,
similar to that found on Building B, north elevation.

Create a projecting vertical bay with windows for Building C, west elevation,
similar to that found on Building C, north elevation.

Evaluate the feasibility of locating the entrance to Building C to better align with
the village green.

Provide details of attractive ornamental-style garage doors, which shall be used
to screen the loading areas.

Modify the color of the rears of the proposed townhouse-style units so they are
consistent with the front of the building, with accent colors provided as
appropriate.

Evaluate the appropriateness of additional bays on the front of the proposed
townhouse-style units, and revise the townhouse elevations as deemed
appropriate.

Refine the architectural elevations by providing additional attractive architectural
detailing and plane projections.

Prior to certificate approval of the detailed site plan (DSP), the applicant and the
applicant’s heirs, successors, and/or assignees shall vacate the dedicated public
right-of-way of Rossburg Drive (WWW 20-94) and obtain approval of a minor final plat
pursuant to Section 24-112 of the Subdivision Regulations. The minor final plat shall:

a.

Reflect the liber and folio of the public pedestrian access easement to the benefit
of the City of College Park in accordance with approved Detailed Site Plan
DSP-13025. The easement document shall be approved by the City of College
Park and The Maryland-National Capital Park and Planning Commission
(M-NCPPC) prior to final plat approval, and the liber and folio shall be reflected
on the final plat prior to recordation. The easement shall set forth the rights,
responsibilities, and liabilities of the parties.

Reflect an access easement on Parcel 3 to allow Parcel 3 residents to park in the
garage located in Building B.
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c. Include a disclosure clause that notifies prospective purchasers that the property
has been identified as being within approximately one mile of a general aviation
airport. The disclosure clause shall include the cautionary language from the
General Aviation Airport Environment Disclosure Notice.

Prior to the vacation of Rossburg Drive, the applicant shall provide verification to the
Subdivision Review Section that Rossburg Drive is closed, and that Knox Road has been
converted to a two-way street, or has otherwise been modified to the satisfaction of the
City of College Park.

Prior to approval of demolition permits, the applicant and the applicant’s heirs,
successors, and/or assignees shall provide to the Planning Department’s Historic
Preservation Section documentation of the existing buildings to be demolished according
to Maryland Historical Trust (MHT), Maryland Inventory of Historic Properties (MIHP)
standards, including exterior and interior photographs and representative interior floor
plans.

Demolition and grading permits needed to remove the slabs and foundations of the
existing dwellings may be issued after final approval, but prior to certification of the
detailed site plan. No grading or construction beyond these limited activities may occur
prior to certification of the detailed site plan.

Total development within the subject property shall be limited to development which
generates no more than 227 AM peak hour and 341 PM peak-hour vehicle trips.
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Prince George’s County Planning Department
Community Planning Division 301-952-4225
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September 24, 2013
MEMORANDUM
TO: Meika Fields, Senior Planner, Development Review Division
VIA: Cynthia Fenton, Planner Coordinator, Community Planning Division Oqg_
FROM: Chad Williams, LEED AP BD+C, Planner Coordinator, Community Planning Division ad

SUBJECT: DSP-13025 University of Maryland Student Housing at Knox Road
DETERMINATIONS

. This application is consistent with the 2002 General Plan Development Pattern policies for
Corridor Nodes in the Developed Tier.

. This application conforms to the land use recommendations of the 201 0 Approved Central US 1
Corridor Sector Plan and Sectional Map Amendment for mixed-use residential land uses in the
walkable node (university) character area.

. While this application does not conform to the residential medium land use identified on Map 8
(page 60) for Lots 9-12, staff finds that this application does conform to the land use policies and
strategies of the sector plan for development within the walkable node and corridor infill
character areas.

. The applicant may need additional amendments to the development district standards that have
not been requested, including establishing primary frontage streets for each block of the subject
development and addressing the required setback of parking structures from adjacent
thoroughfares (Knox Road), required parking spaces, signage, and the build-to line along Knox

Road.
. Several amendments requested by the applicant are unnecessary.
. This application is located under the traffic pattern for a small general aviation airport (College

Park Airport) and is subject to Aviation Policy Area regulations in Sections 27-548.32 through
27-548.48 of the Zoning Ordinance. In particular, the applicant should be made aware of height
and purchaser notification requirements contained in these regulations.
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DSP-13025 University of Maryland Student Housing at Knox Road

September 24, 2013
Page 2

BACKGROUND

Location: Intersection of Guilford Drive and Knox Road, west of US 1

Size: 6.20 acres

Existing Uses: Multifamily apartment buildings and associated parking areas

Proposal: The proposal consists of several buildings incorporating 12,325 square feet of retail
space, 445 multifamily residential dwelling units, and a parking structure.

GENERAL PLAN, MASTER PLAN AND SMA

2002 General Plan:

Master Plan:

Planning Area/
Community:

Land Use:

This application is located in the Developed Tier, and much of the property is
within a Corridor Node designated by the 2010 Approved Central US 1 Corridor
Sector Plan. Specifically, the majority of the subject property is within the
Downtown College Park Walkable Node (University) along the Baltimore
Avenue Corridor (hereafter “Downtown Walkable Node™ within this referral)
while the portion southeast of Guilford Drive is part of the Corridor Infill
character area.

“The vision for the Developed Tier is a network of sustainable, transit-
supporting, mixed-use pedestrian-oriented, medium- to high-density
neighborhoods.™ (2002 General Plan, p. 31).

The vision for Corridors is “mixed residential and nonresidential uses at
moderate to high densities and intensities. with a strong emphasis on transit-
oriented development.” (See Policy 1, 2002 General Plan, p. 50). This
development should occur at local centers and other appropriate nodes within
one-quarter mile of major intersections or transit stops along the corridor.

2010 Approved Central US 1 Corridor Sector Plan and Sectional Map
Amendment

PA 66 /Downtown College Park Walkable Node and Corridor Infill

The majority of the subject property is located in the Downtown College Park
Walkable Node (University) area (see Map 8 on page 60 of the 2010 Approved
Central US 1 Corridor Sector Plan). Four lots southwest of Guilford Drive are
located in the Corridor Infill character area.

The overall vision for the Central US 1 Corridor is a vibrant hub of activity
highlighted by walkable concentrations of pedestrian- and transit-oriented mixed-
use development, the integration of the natural and built environments, extensive
use of sustainable design techniques, thriving residential communities, a
complete and balanced transportation network, and a world-class educational
institution.
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DSP-13025 University of Maryland Student Housing at Knox Road

September 24, 2013

Page 3

Environmental:

Historic Resources:

Transportation:

Public Facilities:

Parks & Trails:

Aviation:

SMA/Zoning:

Walkable nodes are intended for pedestrian-friendly, transit-oriented, mixed-use
development at appropriate locations along the Central US 1 Corridor.
Development should be medium- to high-intensity with an emphasis on vertical
mixing of uses. Development in walkable nodes designated as “(University)™ are
targeted for student housing and should have building heights between four and
ten stories in height. which “should begin to step down as the walkable nodes
transition into residential neighborhoods.” (See page 67).

The corridor infill character area consists of mixed-use but primarily residential
development with park-like landscaping and easy accessibility to goods and
services, and is intended to facilitate the redevelopment of existing strip-
commercial development along US 1 while serving as a transition from the more
intensive walkable nodes to existing residential areas adjacent to the corridor.

The proposed land use (south) map on page 60 of the 2010 Approved Central
US 1 Corridor Sector Plan recommends mixed use residential and residential
medium land uses on the subject property.

Refer to the Environmental Planning Section referral for comments on the
environmental element of the Approved Central US 1 Corridor Sector Plan and
Sectional Map Amendment and the 2005 Countywide Green Infrastructure Plan.

None identified

Campus Drive/Mowatt Lane/Guilford Drive is identified as a collector (C-203)
with a proposed right-of-way of 80 to 100 feet in a two to four lane section by the
Approved Central US 1 Corridor Sector Plan and Sectional Map Amendment.
Knox Road and Hartwick Road are local residential streets linking Guilford
Drive to US 1.

None identified

Guilford Road, Knox Road, and Hartwick Road are all identified as shared
roadways on Map 14: Master Plan Trails and Bicycle Facilities South on page
140. All three facilities are recommended to feature sharrows and bikeway route
signage by Table 7: Existing and Proposed Bikeways and Trails on page 142.

Most of the subject site is located under the traffic pattern for a small general
aviation airport (College Park Airport), and falls within Aviation Policy Area 6
(APA-6). The subject site is not located within the JLUS Interim Land Use
Control area.

The 2010 Approved Central US 1 Corridor Sector Plan and Sectional Map
Amendment rezoned the subject property from the R-18 Zone to the M-U-I Zone.
The Development District Overlay Zone (DDOZ). which requires site plan
review, was retained on the full site.
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DSP-13025 University of Maryland Student Housing at Knox Road
September 24, 2013
Page 4

PLANNING ISSUES
Land Use and Plan Conformance

The vision of the 2002 General Plan is met by this application, which proposes a mixed-use, high-density
development (72 dwelling units per acre) that will facilitate pedestrian- and transit-oriented design at a
designated corridor node along the US 1 Corridor.

The 2010 Approved Central US 1 Corridor Sector Plan and Sectional Map Amendment recommends two
land uses across the subject property: mixed-use residential land uses north and east of Guilford Drive and
residential medium land uses southwest of Guilford Drive, on Lots 9-12, Block I (see Map 8 on page 60).
These land uses are described on page 57 of the sector plan.

Mixed-use residential land uses are “Properties that contain a mix of uses that are predominantly
residential on the ground floor.” Residential medium land uses feature “Detached and attached dwelling
units and associated areas with densities between 3 du/acre and 8 du/acre.” The proposed development
consists of several distinct and separate structures on the subject property. A total of 18 dwelling units are
proposed on Lots 9-12, which consist of 0.466 acres of land.

The proposed density on Lots 9-12 is approximately 34.3 du/acre. which exceeds the recommendation of
Map 8: Approved Land Use South on page 60 of the sector plan for 8 du/acre. However, this portion of
the subject property accounts for just 7.5 percent of the application and the density decreases from the
heart of the proposed development north and east of Guilford Drive through Lots 9-12 as the development
transitions to the existing residential area of University Park to the southwest. This proposed
configuration is in accordance with Policy 4 on page 63. Policy 3 on page 68, Policy 4 on page 72, and
the development district standards for step-back transitions and landscape buffers on page 238, all of
which are intended to ensure that new development within the Central US 1 Corridor does not adversely
impact the character of existing residential neighborhoods.

Additionally, Sectional Map Amendment Zoning Change 13 rezoned the entirety of the subject property
(including Lots 9-12) from the R-18 Zone to the M-U-I Zone to “allow for a mix of uses and a walkable,
transit-oriented pattern of development in keeping with the recommendations of the sector plan for
walkable nodes. In addition, the subject properties are in close proximity to the University of Maryland
and represent a prime opportunity for additional student housing within walking distance of the
university.” (See page 295).

In light of the above, staff finds that the proposed development is in conformance with the land use
recommendations of this sector plan for mixed-use residential land uses. While the portion of the
proposed development on Lots 9-12 is not in conformance with the land use map on page 60, staff finds
that this application is also in conformance with the land use policies and strategies of the 2010 sector
plan intended to generally ensure transitions in height and density and to foster compatibility of new
development with existing single-family residential neighborhoods.

Requests to Amend Development District Standards

The submitted application and justification materials indicate the need to deviate from a number of
development district standards to accommodate the proposed development on the subject property. These
standards are discussed below.

: Page 68
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DSP-13025 University of Maryland Student Housing at Knox Road
September 24, 2013

Page 5

Building Form: Orientation

The applicant may need to request the approval of amendments to the development district
standards to designate primary frontage streets for each development block of the subject
property in accordance with the first standard under the Primary and Secondary Streets
subheading on page 231 of the sector plan. A primary frontage street is an essential element of the
development district standards for the Central US 1 Corridor Development District, and

numerous standards pertain to the frontage designation.

Building Form: Character Area 5b: Walkable Nodes (University)

The applicant requests an amendment to the required build-to line along Hartwick Road and
Guilford Drive to provide for a public green area. In general terms staff finds that the proposed
public open space at the corner of these streets is a beneficial element to the project and the
community and is in keeping with the policies and strategies of the sector plan to provide
opportunities for urban plazas and park spaces. However, the applicant may need to request an
additional amendment to the development district standards for the build-to line along Knox Road
to accommodate a revised streetscape treatment that incorporates a wider sidewalk and bicycle
facilities in keeping with the recommended designation of Knox Road as the primary frontage
street.

Building Form: Step-back Transitions and Landscape Buffers

The applicant requests an amendment to the step-back transitions and landscape buffers in pages
9 and 10 of the submitted justification statement on the grounds that the design of the proposed
development does not provide a height transition to face the existing residential area to the west
across Guilford Drive and to the north across Knox Road.

Unlike other development proposals that have been reviewed subsequent to the approval of the
Central US 1 Corridor Sector Plan and Sectional Map Amendment, the subject property is
immediately adjacent to the University of Maryland, College Park main campus. Therefore, while
the buildings to the northeast of the subject property across Knox Road are residential, staff does
not consider this area to be an existing residential area for the purposes of the sector plan and
development review. Rather, this area is considered an institutional campus location. Existing
development across Guilford Drive is considered by staff to be an existing residential area:
however, staff notes the uses fronting Guilford Drive in this area are institutional (religious and
youth activity) uses serving the campus student body and are not occupied by residents.

Staff’s review of the submitted site plans suggest that additional landscape plantings and a wider
buffer area would be appropriate along the southwestern property lines of Lots 9 and 13 to meet
the intent of the transition requirements on page 238 of the sector plan. The transition in heights
and massing across the site are sufficient in terms of ensuring appropriate transitions, in general,
to adjacent properties in the Walkable Node and Corridor Infill areas, the University of Maryland,
College Park campus, and the institutional uses along Guilford Drive. and staff supports the
requested amendment.

Building Form: Parking

The applicant indicates an amendment to the parking standards is not necessary and that the
proposed development “complies” (pages 10-12 of the development district standards analysis)
but this conclusion is erroneous and the applicant will require an amendment to the development
standards to provide the amount of parking proposed for the subject application. The applicant
proposes 472 standard parking spaces, 7 parallel parking spaces, and 11 accessible parking spaces
for a total of 490 parking spaces.

Page 69
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DSP-13025 University of Maryland Student Housing at Knox Road
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Page 6

The calculation to determine the baseline parking requirement includes the shared parking factor
from page 239 of the sector plan as applied solely to Buildings A and B. Staff notes the shared
parking factor applies to the entirety of the proposed development and may facilitate a lower
parking number in keeping with the vision, policies. and strategies of the sector plan.
Additionally, the applicant’s calculation for the required number of retail parking spaces is in
error as reflected by General Note 10D on their detailed site plan cover sheet. The required
number should be 37 spaces, not 5 spaces.

The following table outlines the parking that is required by right within the Central US 1 Corridor
DDOZ for the proposed development program:

Use Walkable Node Total Corridor Infill Total

Requirement Requirement

427 dwelling 1 space/dwelling 427 | N/A N/A

units (Walkable

Node)

18 dwelling units | N/A N/A | 1.5 24

(Corridor Infill) spaces/dwelling

12,325 sq. ft. 3 spaces/1,000 sq. 37 | N/A N/A

retail space ft.

SUBTOTAL N/A 464 | N/A 27

TOTAL without 491

shared parking

Shared Parking Divide by 1.3

Factor

TOTAL with 378

shared parking

If the applicant does not choose to use the shared parking factor (this is an optional standard
rather than a requirement of the DDOZ), they must provide 491 parking spaces. If the applicant
does choose to use the shared parking factor. they must provide 378 parking spaces. The
development district standards do not permit flexibility from these figures by right; therefore, the
applicant needs to clarify their desire with regard to parking and either meet the applicable figure
or request an amendment to the development district standards.

Building Form: Parking Lots, Loading, and Service Areas

The applicant requests an amendment to the standards for loading and service areas on page 242
of the sector plan, stating in part that the development district standards reflect a more suburban
standard for loading and service areas. This is incorrect—the standards on page 242 call for
loading and service areas that are not visible from the street. anticipating urban conditions such as
alleys as the location for these back-of-house operations. In lieu of an alley, the applicant should
consider locating loading and service areas within the parking structure rather than directly
fronting Hartwick Road.

Building Form: Structured Parking

Staff notes the applicant indicates the proposed parking structure is set back from the streets and
“will be covered by the residential building” on page 6 of the analysis of development district
standards. Additionally, page 14 of the same document indicates the application “complies” with
the structured parking standards on page 243 of the sector plan. However, staff measures the
parking structure as 40 feet or less behind the property line along Knox Road whereas the first
standard on page 243 requires a minimum setback of 50 feet behind the property line. The
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applicant will need to request an amendment to this development district standard or revise the
site plan to comply with the 50-foot setback requirement.

Architectural Elements: Facades and Shopfronts

The applicant requests an amendment to allow ground-floor residential units to be less than 24
inches above the sidewalks. Staff notes that the pertinent development district standard is
permissive rather than a mandate, since it states that “Ground-floor residential units should have a
raised finish floor at least 24 inches above the sidewalk....” Statements that contain the word
“should™ are not mandatory: therefore, the applicant does not need an amendment from this
standard.

Architectural Elements: Brick Detailing

The applicant requests amendments to the standards for window headers and sills on page 252
based on the justification that modern waterproofing techniques require headers and sills to be the
same width as the associated windows. Staff notes the pertinent standards are “should”
statements—permissive standards rather than requirements—and that these amendment requests
are not necessary.

Architectural Elements: Signage

The proposed site plan drawings indicate two monument-style sign features on the subject
property. The first signage standard on page 254 of the sector plan prohibits all free standing
signs. The applicant will need to submit an amendment request if monument signage is desired.
In general terms most of the proposed signage seems appropriate for the context and locations
that are proposed: however, the applicant should revise the signage plan to include a calculation
of the facade area of the commercial portion of the development and the overall signage area that
is proposed. This calculation is necessary to demonstrate compliance with the fourth signage
standard on page 254, which restricts the maximum gross area of signs on a given fagade to ten
percent or less of the facade area of the commercial portion of the building.

Sustainability and the Environment

The applicant correctly identifies a number of sustainability and the environment development
district standards on pages 256-258 of the sector plan as optional, and seeks clarification as to
whether an amendment to the standards is necessary. All of the specific areas identified by the
applicant are optional standards, and amendments to the development district standards are not
required. Staff notes the subject property is not located within or abutting the Paint Branch buffer.

With regard to the requirement of the development district standards for LEED® Silver or
equivalent (or higher) certification for all new development within the Walkable Nodes, the
submitted LEED® scorecard suggests this project is borderline for obtaining Silver certification.
The applicant should seek every opportunity to incorporate additional LEED® credits into the
design of the proposed development to ensure Silver or higher certification will be achieved.

Streets and Open Spaces: Streetscape

The applicant requests amendments to the streetscape standards on page 263 of the sector plan,
particularly the walkway (sidewalk) width, citing a conflict with the front build-to line. The sector
plan recognizes that conflicts will existing along the Central US 1 Corridor, and establishes a
hierarchy of streetscape improvements when space is limited on page 125:

Pedestrians
Transit and transit-related services
Trees

LK -
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4. Bikeways and trails
5. Vehicles

Staff recognizes that the site is constrained by several environmental factors such as steep slopes
and that providing a full streetscape arrangement on the entirety of the site may be difficult.
However, the applicant should be encouraged to provide a more urban and pedestrian- and
bicyclist-friendly streetscape arrangement along Knox Road, which is desired as the primary
frontage street for the subject development. Staff does not support an amendment request which
allows all sidewalks pertaining to the proposed development to be five feet or less in width.

The applicant’s notation on page 24 of the analysis of development district standards that “The
suggested WNU 127 to 20" wide sidewalk is not consistent with the surrounding properties™ is not
germane to the intent and point of the standards on streetscapes and sidewalks. Change is often
incremental—coordination and collaboration over time as individual properties redevelop will be
essential to realizing the full streetscape treatment along US 1 and in nearby areas such as along
Knox Road. As the first major property to redevelop in this area, the subject application is the
first chance to begin to implement the development district standards and the vision, policies, and
strategies of the sector plan to emphasize pedestrian- and bicycle-friendly. transit-oriented,
mixed-use development.

Streets and Open Spaces: Streetscape

The applicant requests an amendment to the streetscape lighting fixture standards on page 267.
Staff believes the applicant’s request is appropriate and supportable in light of the selected free-
standing fixture, its standardization within the project, and its permissibility in the Walkable
Node (non-University) areas within the Central US 1 Corridor.

Other Detailed Site Plan Comments

Staff believes that additional attention to the architectural fagade design of the courtyards and central
pedestrian spine would greatly benefit the overall project and contribute to its success. Additional fagade
plane projections, the introduction of additional accent materials, cornices, and other architectural
treatments should be recommended to make these facades more interesting while still allowing for the
modern architectural character desired by the applicant.

Aviation Policy Area

This application is located under the traffic pattern for a small general aviation airport (College Park
Airport). This area is subject to Aviation Policy Area regulations adopted by CB-51-2002 (DR-2) as
Sections 27-548.32 through 27-548.48 of the Zoning Ordinance. Specifically, the subject property is
located in Aviation Policy Area (APA) 6. The APA regulations contain additional height requirements in
Section 27-548.42 and purchaser notification requirements for property sales in Section 27-548.43 that
are relevant to evaluation of this application. No building permit may be approved for a structure higher
than 50 feet in APA-6 unless the applicant demonstrates compliance with FAR Part 77.

The application should also be referred to the Maryland Aviation Administration for information and
comment:

Ash:ish J. Solanki, Director
Office of Regional Aviation Assistance

Page 72
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Maryland Aviation Administration
PO Box 8766
BWI Airport, MD 21240-0766
c: Ivy A. Lewis, Chief, Community Planning Division

Long-Range Agenda Notebook
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Transportation Planning Section

October 17, 2013
MEMORANDUM

TO: Meika Fields, Urban Design Review Section, Development Review Division

FROM: M Faramarz B. Mokhtari, Transportation Planning Section, Countywide Planning Division
VIA: Eric Foster, Transportation Planning Section, Countywide Planning Division
SUBJECT: DSP-13025 - Detailed Site Plan for UMD Student Housing @ Knox Road

The Transportation Planning Section has reviewed the detailed site plan referenced above. The subject
property consists of forty eight lots which currently are improved with 50 multifamily duplex units (343
student beds) known as the “Knox Box”, which togeiher ¢rizompass about 6.2 acres in the M-U-I zone.
The submitted plan proposes to raze the existing fifty duplex units and redevelop the site with 445
multifamily dwelling units, approximately 12.000 square feet of commercial retail uses, and a multi-story
parking garage with 489 structured spaces.

The subject property is located in the Developed Tier, approximately 1000 feet west of Baltimore Avenue
(US1) with street frontage on Knox Road, Guilford Drive and Hartwick Road which are owned and
maintained by the City of College Park. The subject site is also within the Approved 2010 Central US1
Corridor Sector Plan and Sectional Map Amendment (US1 Plan).

Vehicular access to the site will be limited to one access driveway to Guilford Drive and two additional
access driveway to Hartwick Road. While the plan does not proposes any vehicular driveway to Knox
Road, it proposes to eliminate the existing Rossburg Drive that extends as one way in northerly direction
between Hartwick Road and Knox Road and reconstruct the existing one-way potion Knox Road (in
westerly direction) to a two way undivided roadway with accommodation for pedestrian, bikers, and
provision of on-street parking on the south side of roadway.

The findings and recommendations outlined below are based upon a review of relevant and submitted

material and analysis, all conducted in accordance with the requirements of the approved US1 Plan, and
the “Guidelines for the Analysis of the Traffic Impact of Development Proposals.”

Detailed Site Plan Review and Findings
With the proposed site plan, the applicant submitted for review a comprehensive traffic analysis, which

was subsequently revised and resubmitted along with additional analysis on October 1, 2013. In the
submitted traffic analysis it is reported that the proposed development of 445 multifamily dwelling units
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or 1,582 student bed, and approximately 12,000 square feet of commercial retail will generate 182 new
AM and 283 new PM, or 227 and 341 total vehicles trips during the AM and PM peak hours,
respectively. The AM, and PM peak- hour trip totals include the recommended reduction for pass-by trips
for the proposed commercial uses (50 percent).

In addition to the site’s generated traffic, the traffic impact study includes the calculated annual growth of
one percent per year for through traffic for US1 through the projected build out year, 2019, and the traffic
that would be generated by total of 15 approved but not yet built or occupied development applications
within the study area. The analysis also includes the re-distribution of existing, background traffic due to
planned closure of Rossburg Road and two-way conversion of the western segment of Knox Road.

This study was referred to SHA and DPW&T, and the City of College Park for their review and
comments.

The calculated weighted average of the critical lane volume (CLV) and level of service (LOS) under
existing, background, and total traffic for the AM and PM peak periods for all signalized intersections
along the US1 corridor between Campus Way/Paint Branch Parkway and Guilford Road are reported
below:

Study Period Existing Traffic Background Traffic Total Traffic
CLV/LOS CLV/LOS CLV /LOS

AM peak Period 756 / A 915/ A 941/ A

PM peak Period 910/ A 1134/ BD 1182 /C

The minimum acceptable average CLV/LOS for any of this segment of US1 corridor per the approved
and adopted adequacy standards of the US1 Plan is 1600/E.

In addition to the above required analysis, and per the request from the City of College Park and
transportation staff, the submitted report included additional analysis in accordance with procedures
outlined by the Transportation Review Guidelines —Part 1-2012 (Guidelines) for the unsignalized
intersections of Guilford Road with Knox Road/ Mowatt Lane, Guilford Road with Hartwick Road, Knox
Road, and US1 with Hartwick Road. Per the requirements of the Guidelines and by using the two-way or
all-way stop controlled procedure for unsignalized intersections in the Highway Capacity Manual, these
intersections are deemed to operate acceptably if no movement maximum delays in any peak exceed 50
seconds of delay.

Staff concurs with reported summary that all the reviewed unsignalized intersections except for US1 and
Hartwick intersection, as well as all three proposed site access points operates adequately with less than
50 seconds of delay for all movements under the existing, background, and projected total traffic.

For the unsignalized intersection of Hartwick and US 1, the Hartwick approach was found to operate with
more than 50 seconds of delay under background and total traffic. Per the Guidelines, and because the
projected total approach volume exceeds 100 vehicles in the PM peak hour, additional analysis was
performed. The resulting Critical Lane Volume (CLV) for the total traffic, assuming a simple two-phase
operation, was found to be less than 1,150. Therefore, and per the requirements of the Guidelines, this
intersection is also deemed to be operating adequately.

The approved US1 Plan contains a number of recommendations and policies for exploring the diversion
of shorter vehicle trips to walking or biking trips. The walkability, complete streets, and urban design
discussions of the US1 Plan include and identify the need for provision of safe and adequate street
crossings, and pedestrian and bike accommodations at intersections throughout the study area and
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especially in the downtown areas, all of which are being incorporated or proposed by the submitted plan.

The maximum allowed parking for the proposed uses, using the maximum recommended parking ratios
of the Central US1 Corridor Sector Plan area is 489 parking spaces. The plan shows a total of 489 spaces
would be provided as structured parking without any on-site surface parking. The USI Sector Plan
allows mixed-use development to use shared parking factors to determine appropriate reduction in the
maximum parking requirements. The application does not seek or propose any reduction Shared parking
reduction factors.

It is important to note that the US1 Plan recommends the establishment of a corridor-wide Transportation
Demand Management (TDM) district and a self-sustaining Transportation Management Association
(TMA) to manage it. As of this writing the US1 TDM district has not been established.

Transportation Staff Conclusions

Based on the preceding findings, the Transportation Planning Section concludes that existing transportation
facilities will be adequate, as required by the 2010 US1 plan, to serve the proposed redevelopment of the

site as shown on the submitted detailed site plan, if the approval is conditioned on the following:

1. Total development within the subject property shall be limited to development which generates
no more than 227 AM peak hour and 341PM peak-hour vehicle trips.
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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
MEMORANDUM August 30, 2013 (Revised)
TO: Meika Fields, Urban Design Section, Development Review Division
FROM: Dan Janousek, Transportation Planning Section, Countywide Planning Division

SUBIJECT: DSP-13025 Knox Road

Type of Master Plan Bikeway or Trail

Municipal R.O.W * X  Public Use Trail Easement o
PG Co.R.O.W.* Nature Trails L
SHA R.O.W.* X M-NCPPC Parks o
HOA/Other Bicycle Parking X
Sidewalks X Trail Access

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

The subject property is within the area described in the Central US 1 Corridor Approved Sector Plan and
Sectional Map Amendment and subject to the regulations of the plan, specifically the Central US-1
Corridor Development District Overlay Zone.

The plan describes the vision for Central US 1 is a vibrant hub of activity highlighted by walkable
concentrations of pedestrian and transit-oriented mixed-use development, integration of the natural and
built environments, extensive use of sustainable design techniques, thriving residential communities, a
complete and balanced transportation network, and a world-class educational institution. One of the main
highlights of the plan is to increase multimodal mobility throughout the sector plan area for pedestrians,
bicycles, transit, and automobiles (page 1).

Bicycle Parking

As stated in the overlay zone: Within the corridor infill and walkable node areas, a minimum of one
bicycle parking space shall be provided within the public or private frontage for every three vehicular
parking spaces that are provided. Bicycle racks shall be placed in highly visible locations along the street
or within parking garages as appropriate. The application exceeds the minimum bicycle parking
requirement by providing 314 bicycle parking spaces. The applicant proposes 490 vehicle parking spaces
(a ratio of bicycle to automobile parking of approximately .64).

The proposed bicycle parking space locations are not shown on the plan. The bicycle parking space
locations and groupings would be adequate if they were dispersed along the street frontages and grouped
within the parking garage(s). Each level of the parking garage should be shown on the detailed site plan
with parking aisle widths shown.

It is recommended that bicycle parking guide signs be provided in accordance with the Maryland MUTCD
2011 Edition at all bicycle parking locations within the parking garage and on local roadways. The final
bicycle parking locations and signage should be approved by the City of College Park if it is within their

1
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road rights-of-way.

The total number of bicycle parking spaces and their locations within the main parking garage and the
townhouses should be indicated on the detailed site plan with a symbol.

It is recommended that bicycle parking guide signs be provided in the main parking garage for all bicycle
parking spaces and/or groups of bicycle parking spaces in accordance with the Maryland MUTCD 2011
Edition. Bicycle parking signage is not recommended for the internal garages of townhouses.

It is appropriate to summarize the overall bicycle parking spaces as including spaces within townhouse
garages towards the overall bicycle parking requirement of the overlay zone.

The bicycle parking spaces proposed for all areas, including road frontage, the main parking garage and
any townhouse garages, should be described in detail in the general notes on the cover page of the plan.

ADA Accessibility

The proposal includes the formal vacation of Rossburg Drive to improve vehicular circulation and allow
for the development concept new block pattern. Once the vacation is complete, pedestrian and bicycle
access will shift to the west between Buildings A and B. A north/south walkway and pedestrian plaza is
proposed between the buildings. The walkway will be lined with commercial uses. Proper ADA
accessibility accommodation should be provided between the Knox Road and Guilford Drive elevations.
This can be achieved by either providing it outside of the building with an elevator, or within the building
via an elevator to move people.

Sidewalks

The proposal includes wide internal walkways and plazas that are appropriate for the overlay zone.
Sidewalks are currently proposed to be five feet wide along the local roadways. However, the five-foot
sidewalks that are proposed may be too narrow for the intensity of the proposed uses. It is recommended
that wider sidewalks (12-30 feet) be provided on this plan with the approval of the City of College Park.
This will ensure that the plan is in conformance with the overlay zone standard (page 263). These widths
provide an adequate distance between the building frontages and the streets. It may be appropriate to move
the buildings back to accommodate wider sidewalks.

Bikeways

The subject application does not conflict with the bikeway recommendations of the functional and area
master plan. The functional master plan recommends that Guilford Drive contain bicycle lanes. The road is
recommended for 80-100 feet of right-of-way. The road is locally owned and maintained. Sufficient rights-
of-way exist for bicycle lanes to be constructed on Guilford Drive. Bicycle lanes are also recommended for
Knox Road and Hartwick Road. Bicycle lanes may be implemented in the future by the local authorities.
Knox Road contains on-road vehicular parking, which presents challenges to designing a bikeway on the
road. Hartwick Road also contains on-road vehicular parking. Any proposed traffic control signage will
need to be approved by the local authorities. Section 1A.08 of the Maryland MUTCD contains information
regarding placement authority for traffic control devices.

Recommendations

1. Large groupings of bicycle parking spaces along road frontages and within the main parking garage
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should be signed in accordance with the Maryland MUTCD 2011 Edition and utilize the D4-3 sign guide
sign or plaque. Details of the D4-3 sign or plaque should be shown on the detailed site plan. The final
bicycle parking locations and signage shall be approved by the City of College Park if it is within their
road rights-of-way.

2. The bicycle parking space locations along the roads and within the main parking garage and the townhouses
shall be shown on the detailed site plan.

3. Bicycle parking spaces that are constructed shall be anchored in concrete and shown on the plan’s detail
sheet(s).

3. The bicycle parking spaces proposed for all areas, including road frontage, the main parking garage and the
townhouse garages, shall be tabulated and described in detail on the detailed site plan.

4. The sidewalks along Guilford Drive, Hartwick Road, and Knox Road shall be widths between 12 and 30
feet.
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MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

] ] 14741 Governor Oden Bowie Drive
Upper Marlboro, Maryland 20772
" TTY: (301) 952-4366
— www.mncppc.org/pgco
September 25, 201 3
MEMORANDUM
TO: Meika Fields, Urban Design
VIA: Whitney Chellis, Subdivision Section
FROM: Quynn Nguyen, Subdivision Section Q‘j

SUBJECT:  Referral for University of Maryland Student Housing at Knox Road. DSP-13025

The property is known as Lots 1-10, Block E; Lots 9-14, Block F; Lots 29-56, Block H; Lots 9-
12, Block I; and Rossbourg Drive, located on Tax Map 33 in Grid C-4, zoned M-U-I, and is 6.21 acres.
Lots 1-10, Block E were recorded in Plat WWW 20-94 and approved on March 6, 1952. Lots 9-14,
Block F; Lots 29-56, Block H; and Lots 9-12, Block I were recorded in Plat WWW 21-96 and approved
on November 13, 1952. The property is improved with multifamily buildings, which are proposed to be
razed. The applicant has submitted a detailed site plan for the construction of mixed use development of
12,325 square feet of retail and 445 multifamily residential units. The total gross floor area of
development proposed on site is 652.,401-square-feet.

Section 24-111 of the Subdivision Regulations provides for exemptions from the requirement of
filing a preliminary plan of subdivision for parcels with a record plat. Specifically, in this instance the
applicant indicates that they are exempt from the requirement to file a preliminary plan of subdivision
pursuant to Section 24-111(c)(4) which provides:

() A final plat of subdivision approved prior to October 27, 1970, shall be resubdivided
prior to the issuance of a building permit unless:

4 The development of more than five thousand (5,000) square feet of gross
floor area, which constitutes at least ten percent (10%) of the total area of
the site, has been constructed pursuant to a building permit issued on or
before December 31, 1991.

The lots are the subject of a record plat approved in 1952. Based on the letter dated January 23, 2013 from
Law Offices of Gibbs and Haller (Haller to Chellis) with three exhibits, it was determined that the site
met the exemption pursuant to Section 24-111(c)(4) of the Subdivision Regulations. The existing
buildings on site were constructed in 1952 and 1953 as reflected the tax assessment records based on the
Exhibit D of the letter. Exhibit C of the letter showed the existing gross floor area of the buildings and
demonstrated that existing development is greater than 10% of the total area of site. Therefore, based on

Page 80



the evidence, the development is exempt from the requirement to file a new preliminary plan of
subdivision pursuant to Section 24-111(c)(4) of the Subdivision Regulations.

Rossbourg Drive is a dedicated public right-of-way. The DSP proposes to develop a multifamily
building over Rossbourg Drive. The applicant has filed a Vacation Petition (V-13008) for the entirety of
Rossbourg Drive. Approval of the vacation and a minor final plat, in accordance with Section 24-1 12 of
the Subdivision Regulations, must be obtained prior to approval of grading permit for the site. Alsoa 10-
foot-wide PUE should be established with minor final plat. The following condition should be included
with this DSP:

1. Prior to approval of grading permits for the site, the applicant and the applicant’s heirs,
successors, and/or assignees shall vacate the existing Rossbourg Drive right-of-way (WWW 20-
94) and obtain approval of a minor final plat pursuant to Section 24-112 of the Subdivision
Regulations in accordance with the approved Detailed Site Plan DSP-13025.

Failure of the site plan and record plat to match will result in permits being placed on hold until
the plans are corrected. There are no other subdivision issues at this time.
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FROM:

SUBJECT:

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Department of Parks and Recreation
6600 Kenilworth Avenue Riverdale, Maryland 20737

October 3, 2013

Meika Fields
Development Review Division 29 h}(

Ray Palfrey, Land Acquisition Supervisor -
Park Planning and Development Division
Department of Parks and Recreation

Paul J. Sun, RLA, Landscape Architect P3°S
Park Planning and Development Division
Department of Parks and Recreation

DSP-13025-University of MD Student Housing @ Knox Road

The staff of the Department of Parks and Recreation (DPR) has reviewed the above

referenced Detailed Site Plan application. Since the application is not subject a Preliminary
Plan of Subdivision, DPR has no issues with the plan proposal of a mixed use project.

The Parks and Recreation requirements for the development will be met with the provision

of private on-site recreation facilities which will be reviewed by the Urban Design Section

of the Development Review Division. Additionally, DPR staff wishes to reiterate Policy 5

of the “Approved Central US 1 Corridor Sector Plan” which calls for “in mixed use

development projects to integrate public green spaces with an emphasis towards creating

safe attractive spaces for socializing, free play, and programmed events for the public.
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Fields, Meika

From: Schneider, Alwin

Sent: Thursday, September 05, 2013 9:00 AM

To: Fields, Meika

Subject: University of MD Student Housing - Knox Road / DSP-13025
Meika,

On August 23, 2013 the Environmental Planning Section (EPS) has reviewed the above referenced
application; there are no issues or comments for the proposed improvements. The application is for a 6.208
acre parcel, which is zoned M-U-I and wants construct a mix use development with retail development and
student housing. No tree or woodland disturbance impacts are proposed.

Woodlands: The site is exempt from the Prince George’s County Woodland Conservation Ordinance (WCO),
because the site has less than 10,000 square feet of woodland and no previously approved tree conservation
plans. The site has a WCO Exemption Letter (S-10-13) and a NRI Equivalence Letter (NRI-011-13) to meet the
WCO requirements.

Specimen Trees: The site has three specimen trees located on-site. A variance was submitted with this
application to remove these three trees. A variance to remove these trees is not required because the site is
exempt from WCO requirements.

Wetlands/Streams: Not found on-site
100 Year Floodplain: The site has an adjacent man-made channel that handles stormwater. This channel
does not have a FEMA floodplain, but has an engineered floodplain. This engineered floodplain is located on

the site. This development will impact this floodplain and any disturbance to this area must be permitted by
DPIE and MDE. The floodplain is not regulated on this site by the EPS.

PMA Impacts: No PMA on-site and no PMA impacts

Stormwater Management: The project has an approved Stormwater Management Concept Plan (14618-
2013-00). No fee is required for this project for on-site attenuation. There are five micro-bioretention ponds,
permeable pavement, permeable artificial turf and landscape infiltration shown on both the approved SWMC
plan and the DSP. The site’s stormwater will be directed to an existing storm drain system and outfalls that
flows into an adjacent stormwater channel.

Chesapeake Bay Critical Area: No CBCA on-site

Green Infrastructure Plan: Only Network Gap Area is shown on the subject property.

Noise: Guilford Drive is a master plan collector roadway adjacent to the site - no noise contours on-site are
required

Scenic/Historic Roadway: No Historic or Scenic Roads adjacent to the site

Marlboro Clay Soils: Not found on-site

TDOZ — No Issue — not withina TD

DDO - The site is located within a DDO and no master plan recommended implementation actions are

required for this site. The site development is not adjacent or near to Paint Branch.
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This email is in lieu of a memo.

Thanks

.

(huck Schneider

Senior Planner

Environmental Plamning Section

Waryland-National Capital Park and Planning Commission
Prince George’s County Planning Department

741 Governor Oden Bowie Drive

Upper Marfboro, YD 20772

J-952-6583-p

J01-953-3799-4

alwin.schneider @ ppd.mncppe.org
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August 23, 2013

Referral Request — Response

The Historic Preservation Section review of DSP-13025 University of Maryland Student Housing at
Knox Road found the subject application for a mixed use project of 652,401 square feet of retail and
residential housing will have no effect on identified Historic Sites, Resources, or Districts. Please provide
documentation, to MIHP Standards, including representative interior floor plans.

Cecelia Garcia Moore
Principal Planning Technician
Historic Preservation Section
301-952-3756

[\HISTORIC\REFERRALS\13\Cecelia's Referrals\Development Review Division Referrals\DSP\DSP-
13025 UM Student Housing at Knox Rd.docx
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THE PRINCE GEORGE'S COUNTY GOVERNMENT g

-
Department of Permitting, Inspections and Enforcement DPI E’

Site/Road Plan Review Division e
INSPECTIONS AND ENFORCEMENT
Rushern L. Baker, 111
County Executive
MEMORANDUM
i M-NCPPC
ﬁ.ﬂa PLANNING DEPARTMENT
September 9, 2013 —E e
QI SEP 16 2013
TO: Meika Fields, Urban Design Section UE;UE,. -
Deyelopment Review Division, M-NCPPC u L=

DEVELOPMENT REVIEW DWISION

FROM: iﬁ'D i raham, P.E., Associate Director
gsittelRoad Plan Review Division, DPIE

RE: University of Maryland, Student Housing
Detailed Site Plan No.13025

In response to the Detailed Site Plan No. 13025 referral,
the Department of Permitting, Inspections and Enforcement (DPIE)
offers the following:

- The property is located at the intersection of Guilford Road
and Knox Road, west of Baltimore Avenue (US 1). This site
does not impact any County-maintained roadways.

Coordination with the City of College Park is required.

— The Detailed Site Plan is consistent with approved
Stormwater Management Concept Plan No. 14618-2013, dated
August 02, 2013

If you have any questions or need additional information,
please contact Mr. Steven Snyder, District Engineer for the area,
at 301.636.2060.

DA:SS:dar

cc: Rey de Guzman, P.E., Chief, S/RPRD, DPIE
Steve Snyder, P.E., District Engineer, S/RPRD, DPIE
Mariwan Abdullah, Engineer, S/RPRD, DPIE
Bohler Emgimneering, 16701 Melford Boulevard, Suite 301,
Bowie, Maryland 20715
Toll MD Limited Partnership, 250 Gibraltar Road, Horsham,
Pennsylvania 19044

9400 Peppercorn Place, 4th Floor, Largo, Maryland 20774
Phone: 301.636.2060 ¢ http://dpie.mypgc.us ® FAX: 301.636. 2069 Page 88



James T. Smith, Jr., Secretary
Melinda B. Peters, Administrator

Martin O’Malley, Governor
Anthony G. Brown, Lt. Governor

>

H‘ighwcly

Administration
e Setober 4, J614™
RE: Prince George’s County
US 1 - Mile Point (3.52)
Knox Village

SHA Tracking No. 13APPG037XX
County No. DSP-13025
Traffic Impact Study

Ms. Meika Fields

M-NCPPC

14741Govermor Oden Bowie Drive
- Upper Marlboro, Maryland 20772

Dear Ms. Fields:

Thank you for the opportunity to review the Traffic Impact Study (TIS) prepared by
Lenhart Traffic Consulting, Inc., dated January 28, 2013 (received on August 23, 2013), for the
Knox Village residential/commercial development in Prince George's County, Maryland. The
package submitted also included a Detailed Site Plan prepared by Bohler Engineering, dated
June 13, 2013 (also received on August 23, 2013). However, per SHA policy, the Site Plan was
not reviewed, and will not be reviewed until the TIS has been approved. The Maryiand State
Highway Administration (SHA) review of the Traffic Impact Study is complete and we are
pleased to respond.

The review determined the major report findings and the SHA comments and
conclusions as follows:

» Access to the 1,549-bed student housing facility and 14,897 square feet of retail space is
proposed via Knox Road (a County road).

* The study analyzed the following SHA intersections under existing, background and
future conditions:

US 1 & Campus Drive/Paint Branch Parkway
US 1 & Yale Avenue (Rossborough Drive)
US 1 & Fraternity Row

US 1 & College Avenue/Regents Drive

US 1 & Knox Road

US 1 & Calvert Road

US 1 & Guilford Drive

O 000CO0OO0OO0

* The report concludes that with the development the intersection of US 1 & Campus
Drive/Paint Branch Parkway is projected to operate at Level of Service F, with a CLV of

1,632, during the PM peak hour. However, the report indicates that no mitigation is
My telephone number/toll-free number is

Maryland Relay Service for Impaired Hearing or Speech 1.800.735.2258 Statewide Toll Free

Street Address: 707 North Calvert Street  Baltimore, Maryland 21202 * Phone 410.545.0300 » www.roads.maryland.gov
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Ms. Meika Fields
13APPG037XX
Page No. 2
October 4, 2013

1,632, during the PM peak hour. However, the report indicates that no mitigation is
required, based on the County Transportation Review Guidelines which call for a
corridor average CLV of 1,600 or less along US 1.

Based on the information provided, please address the following comments in a point-
by-point response:

1. The methodology for concluding that all of the intersections within the study area will
operate within the transportation facility adequacy standard is understood based on the
County Guidelines, which call for evaluating the corridor weighted average CLV.
However, it is SHA's recommendation that mitigation be offered to improve individual
failing intersections to a CLV no greater than under background conditions. As such,
mitigation should be offered for the intersection of US 1 & Campus Drive/Paint Branch
Parkway to bring the Total Future CLV down to 1,587 or better (the Background CLV).

The SHA will require the submission of six (6) hard copies and one (1) electronic revised
traffic lmpact study and point-by-point response. Please send this information to the SHA
Access Management Division addressed to Mr. Steven D. Foster to the attention of Mr. Nick
Driban and reference the SHA Tracking Number on the submission. Unless specifically
indicated in the SHA response of this study, the comments contained herewith do not
supersede previous comments made on this development. Please keep in mind that you can
view the reviewer and project status via the SHA Access Management Division’s web page at
(hitp://'www.roads.maryland.gov/pages/amd.aspx). If you have any questions regardmg the
enclosed traffic report comments, please contact Mr. Nick Driban at 410-545-0398 or via email

at cdriban@sha.state.md.us.
Smcerel; 2 Z

Steven D. Foster, Chief/Development Manager
Access Management Division
SDF/cnd
cc: Mr. Pranoy Choudury, SHA Access Management Division
Ms. Rola Daher, SHA Data Services Engineering Division
Ms. Mary Deitz, SHA Regional Intermodal Planning Division
Mr. Nick Driban, SHA Access Management Division
Mr. Eric Foster, Transportation Planning Section, M-NCPPC (eric.foster@ppd.mncppc.org)
Mr. Bob French, SHA Office of Traffic & Safety
Mr. Mike Lenhart, Lenhart Traffic Consulting, Inc./ (mlenhart@lenharttraffic.com)
Mr. Vaughn Lewis, SHA Regional Intermodal Planning Division
Mr. Subrat Mahapatra, SHA Data Services Engineering Division
Mr. Venu Nemani, SHA District 3
Ms. Shaneka Owens, SHA District 3
Mr. Johnson Owusu-Amoako, SHA Office of Traffic & Safety .
Mr. Saed Rahwaniji, SHA Traffic Development & Support Division
Mr. Erica Rigby, SHA Access Management Division
Mr. David Rodgers, SHA Regional Intermodal Planning Division
Mr. Errol Stoute, SHA Traffic Development & Support Division
Mr. Morteza Tadayon, SHA Data Services Engineering Division
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PRINCE GEORGE’S COUNTY

POLICE DEPARTMENT
MEMORANDUM
DATE: May 22, 2013
TO: Meika Fields, Planner Coordinator
Urban Design Section

Development Review Division

FROM: Corporal Kurt Schnitzenbaumer #2862
Prince George’s County Police Department
Community Services Division

SUBJECT: DSP-13025, University of Maryland Student Housing @ Knox Road

After reviewing the SDRC plans and visiting the site, there are a few CPTED recommendations
at this time. First, the lighting for the service driveway at site “D” is nonexistent. Either pole lighting
or lights attached to the side of the building need to be added. There is also a dumpster located at the
end of the service driveway that does not have any lighting either. Second, the service driveway for
building “C” is insufficient. Either bollard or pole lighting should be added to this driveway. The
dumpster located to the rear of building “C” also has insufficient lighting.

Having worked in this area for several years, the overall concept to change the traffic pattern
and structures will have a positive impact for the City of College Park and The University of Maryland,
providing excellent living and gathering places for students and patrons.

If it has not already been done, I recommend working with the university to have emergency
call boxes and cameras installed throughout the proposed site to improve the safety and overall security
for the future residents and patrons. There is already an existing security network throughout College
Park that has proven effective in preventing crime.
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Date:

To:

From:

Re:

HEALTH

DEPARTMENT

Prince George's County

Division of Environmenial Health

August 30. 2013

Meika Fields. Urban Design, M-NCPPC

LAY
Sion Jung, Environmental Health Specialist, Environmental Engineering Program

DSP-13025, University of Maryland Student Housing @ Knox Road

The Environmental Engineering Program of the Prince George’s County Health Department has
completed a desktop health impact assessment review of the detailed site plan submission for
DSP-13025, University of Maryland Student Housing @ Knox Road and has the following
comments/recommendations:

1.

2

There is an increasing body of scientific research suggesting that artificial light pollution
can have lasting adverse impacts on human health. Indicate that all proposed exterior
light fixtures will be shielded and positioned so as to minimize light trespass caused by
spill light on planned and existing residential areas.

The property is located in the recharge area for the Patuxent aquifer, a groundwater
supply that serves the Beltsville Agricultural Research Center, Patuxent Wildlife
Research Center and the City of Bowie. Conversion of green space to impervious surface
in this recharge area could have long term impacts on the sustainability of this important
groundwater resource. The applicant proposes the use of permeable turf and landscape
infiltration techniques as a part of their stormwater management strategy, which will
facilitate the return of water into the ground to recharge the aquifer.

The public health value of access to active recreational facilities and green space has been
well documented. The detailed site plan includes a courtyard with a swimming pool,
open lawn area/ volleyball court, a pedestrian mews and open spaces that will be a health
benefit for residents and community members.

Environmental Engineering Program

Largo Government Center

9201 Basil Court, Suite 318, Largo, MD 20774

Office 3018837681, Fax 30 1-8R3-7266. TTY/STS Dial 711
www. princegeorgescountymd. gov/health
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4. The applicant is proposing to incorporate bioretention features into the courtyard with
educational panels. Bioretention features have the potential to become habitats for
mosquitoes and other disease vectors due to the presence of organic matter and shallow
water. The applicant should ensure that the bioretention features are properly designed
and managed to prevent habitats for disease vectors and reduce the risk of human
exposure to disease vectors given the proximity of pedestrian traffic, gathering spaces,
and active recreation facilities.

5. There are 12 carry-out/convenience stores within %2 mile radius of this location.
Research has found that people who live near an abundance of fast-food restaurants and
convenience stores compared to grocery stores and fresh produce vendors have a
significantly higher prevalence of obesity and diabetes. The applicant should consider
engaging a tenant that would provide healthy food options that are attractive to the
student population and surrounding community.

6. The property is located in the College Park Airport Aviation Policy Area. College Park
residents have expressed concerns with noise from the take-off and landing of helicopters
from the airport. Noise from the airport may be an issue for the future residents of this
project. The applicant should consider options to mitigate noise levels greater than 65
dBa.

7. The applicant proposes to build internal loading docks and dumpsters. If approved, the
loading docks and dumpsters should be designed to prevent an odor nuisance.

If you have any questions or need additional information, please contact me at 301-883-7685 or
sajung@co.pg.md.us.

Page 93



The Maryland-National Capital Park and Planning Commission
14741 Governor Oden Bowie Drive, Upper Mariboro, MD 20772 301-952-3530

Development Review Division — 301-952-3749 (fax)

“REFERRAL REQUEST*
Date: August 9, 2013 : |
To: : o
From: Meika Fields, Urban Design  Meika.Fields@ppd.mncppc.org

Subject  UNIVERSITY OF MARYLAND STUDENT HOUSING @ KNOX ROAD,DSP-13025

IDENTIFICATION OF MAJOR ISSUES DUE DATE*: 8/23/2013

*Note: E-mail any major issues/problems to the reviewer by the above date.

SDRC DATE: 8/30/2013

REFERRAL DUE DATE: 9/7/2013

= Full Review of New Plan | Revision of Previously Approved Plan
O Limited or Special Review O Plans/Documents Returned for Second Review Following
Revision by Applicant

NOTE: This case is being reviewed at: Planning Board level OR [0 Planning Director level

COMMENTS:  MIXED USE PROJECT WITH 12,325 SQ.FT. OF RETAIL & 445 RESIDENTIAL UNITS FOR A
TOTAL FLOOR AREA OF 652,401 SQ.FT.

Related Cases:

REFERRAL REPLY COMMENTS:
ARofetC  [IES  wadgf THE  Hohizeitac  Sompaes £ CoitsGE Lare AiRfalT.

ANY  wul3d& ALFrartd  SulRA ST/ TAASI. TTWWAL  Jutface - WILL NoT (mpaty
7

Collggr PArE Rectdcnr AL Lo A5 Na STRLLT VAT ﬂwfw),«f; Aie :ws;h'wf«f, Casit

AnTTAPAE ..rrr‘) DeES  NoT ExCEEd /38 FEET  AReYs Mmsan) JEA LFyE-

NOTE: IF YOU HAVE NO COMMENTS, PLEASE INDICATE ABOVE AND FORWARD OR FAX TO THE
REVIEWER'S ATTENTION.
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08/28/2013 03:35 PM

DSP-13025 - UMD Student Housing site plan.pdf V1 - Changemarks ( 3 Notes )

1 - - WSSC Plan Review Comments

Created by: Alicia Edwards
On: 08/16/2013 09:51 AM

WSSC Plan Review Comments
DSP-13025 - University of MD Student Housing @ Knox Road

2 - -WSSC Standard Comment for all Plans

Created by: Alicia Edwards
On: 08/16/2013 09:52 AM

1.WSSC comments are made exclusively for this plan review based on existing system
conditions at this time. We will reevaluate the design and system conditions at the time of
application for water/sewer service.

2.Coordination with other buried utilities:

a.Refer to WSSC Pipeline Design Manual pages G-1 and G-2 for utility coordination
requirements.

b.No structures or utilities (manholes, vaults, pipelines, poles, conduits, etc.) are permitted in the
WSSC right-of-way unless specifically approved by WSSC.

c.Longitudinal occupancy of WSSC rights-of-way (by other utilities) is not permitted.

d.Proposed utility crossings of WSSC pipelines or rights-of-way that do not adhere to WSSCs
pipeline crossing and clearance standards will be rejected at design plan review. Refer to WSSC
Pipeline Design Manual Part Three, Section 3.

e.Failure to adhere to WSSC crossing and clearance standards may result in significant impacts
to the development plan including, impacts to proposed street, building and utility layouts.

f. The applicant must provide a separate Utility Plan to ensure that all existing and proposed site
utilities have been properly coordinated with existing and proposed WSSC facilities and
rights-of-way.

g.Upon completion of the site construction, utilities that are found to be located within WSSCs
rights-of-way (or in conflict with WSSC pipelines) must be removed and relocated at the
applicants expense.

3.Forest Conservation Easements are not permitted to overlap WSSC existing or proposed
easements. Potential impacts to existing Forest Conservation Easements (due to proposed water
and/or sewer systems) must be reviewed and approved by County staff.

4.Unless otherwise noted: ALL extensions of WSSCs system require a request for Hydraulic
Planning Analysis and need to follow the System Extension Permit (SEP) process. Contact
WSSCs Development Services Center at (301-206-8650) or visit our website at
www.wsscwater.com/Development Services for requirements. For information regarding
connections or Site Utility (on-site) reviews, you may visit or contact WSSCs Permit Services at
(301) 206-4003.

3 - WSSC Site Specific comments
Created by: Arthur Atencio

On: 08/28/2013 03:34 PM
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a. APPROVED LOF. This project has an approved WSSC letter of Findings, WSSC Project #
DA5462Z12 Amendment #1, approved July 17, 2013. All conditions of that approval apply.

b. EXISTING 60" PCCP. There is a 60 inch diameter water main located on or near this property.
WSSC records indicate that the pipe material is Prestressed Concrete Cylinder Pipe (PCCP). Itis
the applicants responsibility to test pit the line and determine its exact horizontal and vertical
location as well as to verify the type of pipe material prior to SEP Phase-2 System Integrity
Review submittal. A WSSC inspector must be present at the time of the test pit.

The required horizontal separation from a building or dwelling unit to the closest outside edge of
the closest WSSC pipeline will be determined based on the potential for physical injury and
property damage resulting from a catastrophic pipeline failure. WSSC studies have indicated that
damage from a catastrophic failure of 36-inch and larger PCCP and Cl water mains can extend in
excess of eighty (80) feet beyond the pipeline. As noted in the Pipeline Design Manual, Part
Three, Section 2.b.1, public safety concerns require special considerations and design
modifications may be imposed for any development proposed within two hundred (200) feet of
large diameter PCCP and ClI pipelines.

For 36-inch and larger PCCP or Cast Iron (Cl) water lines, engineering considerations of the
possible short-term and long-term loading impacts on these water mains and loading concerns
related to construction activity over and around these lines must be addressed prior to approval
of the design.

c. DEPENDENCY. Water service is dependent on the completion of the Water Main
Replacement project BR5168A11 known as "Knox Road West".

d. ABANDONMENT OF WSSC FACILITIES

The plan shows abandoning the existing WSSC water and sewer mains and easements in
Rossburg Drive. The proposed abandonment of these existing WSSC water and sewer mains
and easements in Rossburg Drive will require the Applicant to submit design plans for review and
approval to the Relocations Unit in the WSSC Infrastructure Systems Group.

e. ABANDONMENT/DEMO OF EXISTING CONNECTIONS. Follow WSSC
Demolition/Abandonment procedures to obtain a County Raze Permit.

Note: Failure to obtain an SDC fixture credit permit inspection prior to the removal of existing
fixtures will result in the issuance of Basic Credit Only. To obtain System Development Charge
(SDC) credits for existing plumbing fixtures, an SDC Fixture Count Inspection MUST be
completed by a WSSC Regulatory Inspector BEFORE REMOVAL OF FIXTURES OR
DEMOLITION of the structure. The inspection requires a permit which can only be obtained
through a WSSC Registered Master Plumber. SDC Fixture Credit Procedures are available at
the WSSC Permit Services website.

f. IMPACTS DUE TO GRADING / PIPE LOADING CHANGES

Any grading, change in pipe loading (including but not limited to proposed fill or excavation),
adjustment to manhole rims, fire hydrant relocations, placement of access roads or temporary
haul roads, temporary sediment control devices, paving construction or construction related
activity of any kind over an existing WSSC water or sewer main or within an existing WSSC
right-of-way requires advance approval by WSSC. Any proposed public street grade
establishment plan (GEP) with an existing WSSC water or sewer main of any size located within
the existing or proposed public street right-of-way requires WSSC approval directly on the
original GEP prior to approval of the GEP by the County Department of Public Works and
Transportation. Any work (design, inspection, repair, adjustment, relocation or abandonment of
existing WSSC facilities) is done at the sole expense of the applicant/builder/developer. Contact
WSSC Relocations Unit at (301) 206-8672 for review procedures and fee requirements. See
WSSC Design Manual, C-5.1 and Part Three, Section 11.

It is anticipated that the southern wall of Building A along Guilford Drive will result in changed
loading on the existing 8"W requiring advanced approval by WSSC.

Page 98
Page 2



08/28/2013 03:35 PM

g. Site Utility System reviews are required for projects with proposed water connections greater
than 2-inch or sewer connections greater than 4-inch. Contact the WSSC Permit Services Unit
on (301) 206-4003 for submittal requirements or view our website.

h. 8-inch Water and 8" and 12" Sewer mains are available to serve the proposed site. Contact
the Permit Services Unit at 301-206-4003 for details regarding applying for service connections
or visit our website.

i. The 2011 WSSC Plumbing & Fuel Gas Code has been adopted and is effective February 1,
2011. The minimum water service connection for Group R-3 occupancies (Single Family
Dwellings and Townhouses) should be 1.5 inches, unless there is an exception under Section
111.1.1.1.2 of the Code.

j. All buildings shall have a backflow containment device installed on the outlet side of the water
meter, prior to any water uses within the premise, as cited in Section 502.3 of the WSSC
Plumbing & Fuel Gas Code. Backflow preventers shall be maintained by the owner as cited in
Section 102.3.9.

k. A single service connection for two or more buildings in a single lovparcel requires a covenant.
Should the property be subdivided or sold in the future, individual water/sewer connections for
each building will be required.

. The minimum horizontal clearance from a building to the outside diameter of a WSSC pipeline
is 15-feet. Verify adequate room has been provided for final design of the townhome units along
the south side of Guilford Drive.

m. A Phase-1 Environmental Site Assessment report may/will be required for the proposed site.
n. In locations where mains or house connections cross bio swales, provide 5 feet of separation
horizontally to WSSC lines. If bio swales have and under-drain, the under-drain must be
non-perforated for the 10 feet where it crosses the WSSC lines.

0. Sewer connections 8" and larger require a manhole at the property line in accordance with
WSSC Pipeline Design Manual 27 d. 4. d. Other Sewer connections require a riser at the
property line in accordamce with the WSSC Plumbing Code 302.7.2.

p. Minimize the number of Sewer Connections at the southwest corner of Building B.
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Washington | 11801 Nebel Steot.
Gas www.washgas.com

May 1, 2013
Toll College Park, LLC
250 Gibraltar Road
Horsham, PA 19044

Re: Public Utility Easement (P.U.E.) Waiver
Toll Knox Village

Knox Road & Guilford Drive

College Park, Prince George's Co., MD

Attn: To Whom It May Concern:

Washington Gas has reviewed the Toll Knox Village project and has determined that standard ten (10)
foot public utility easements (P.U.L.) along public right of ways are not required. Gas services are
located in the street and there is no need for public utility easements on private property for gas service to
be supplied. This letter only constitutes Washington Gas’ review for the site and does not cover other
utilities located on site. The site area consists of 50 lots known as Blocks E, F, Hand I. The project areas
are bubbled in “red” on the enclosed record plat (#21-96).

Should you have any questions regarding this project or require additional information, please do not
hesitate to contact this office at (703) 750-7908. Thank you.

Sincerely,

Washington Gas

Jack Higgins
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UtiLitY SYSsTEMS C&E LLC
255 N. Washington Street, Suite 200, Rockville, MD 20850
Voice: 301-610-9194 Fax: 301-610-9197

Mr. Keltus Duncan

Comcast Cable Communications, Inc.
11800 Tech Road

Silver Spring, MD 20904

keltus_duncan@cable.comcast.com

Dear Mr. Duncan:

Utility Systems C&E LLC is pleased to provide you with the attached Utility Systems C&E
LLC plan dated 9/7/2013, Revision B, associated with providing communication service to
the proposed Toll Brothers’ Student Housing Project (Knox Village - Buildings A, B & C)
surrounded by Knox Road, Guilford Dr. and Hartwick Road in College Park, MD.

The attached plan shows the location of the proposed communication conduits for each
building. Please review and approve the location of these conduits by signing this letter.

Thank you for giving us this opportunity to work with you on this project. Please contact me
if you have any questions regarding the provided plan.

Sincerely,
Michael R. Niakani

Approved By: /y - (/\HHE Date: September 23, 2013

Mr. Keltus Duncan
Comecast Cable Communications, Inc.

Toll Brothers Campus Living — MD University, College Park, MD
Comcast Approval of the Provided Plans
September 252201191
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THE PRINCE GEORGE’S COUNTY GOVERNMENT

Fire/EMS Department
M-N('.'PF‘C
P.G, PLANTMNG DEF‘QRTMENT
P [Tt L'_m Office of the Fire Marshal
AUG 27 2013 1l|
| T 1};%1 |
U ._'_.\\J!'i.'m.-l |\h'.'5L-'| UiilStON Datc:g!/?/é"/%g

T0:  N|ZIKA 008 Planner, Urban Design Section
Development Review Division

FROM: Kenny Oladeinde, Project Coordinhtordjl
Office of the Fire Marshal

RE: D&p-/302F
The following Preliminary Plan Referral has been reviewed by this office

according to Departmental Procedures and Operational Guidelines of the Prince George’s
County Fire/ Emergency Medical Services Department.

Description: in I“dﬂv’fl‘?l‘/ﬂ 9(:’/ MW?,//MJ( -(M enf” W
D/.! ﬁ’rcf_ r@ 2

Please be advised Subtitle 11-276, titled required Access for Fire Apparatus,
which states:

“(a) All premises which the Fire/EMS Department may be called upon to protect in
case of fire or other emergencies and which are not readily accessible to fire apparatus
from public streets shall be provided with suitable gates, access roads, and fire lanes so
that all buildings on the premises are accessible to fire apparatus, and in accordance to
Subtitle 4, the County Building Code Section 4-222.”

Private roads shall be: “(a) At least 22 feet in width.”
Subtitle 11-277, title Fire Lanes States:

“(b) Whenever the Fire Chief or his authorized representative shall find that any
private entrance, exit sidewalk, vehicular driveway, interior private driveway, sidewalk,
fire lane, or fire hydrant is obstructed by snow, debris, construction material, trash
containers, vehicles, or other matter likely to interfere with the ingress or operation of the
Fire Department or other emergency vehicles in case of fire, he may order the obstruction
removed. To effectuate this Subsection, the Fire Chief or his authorized representative
may order "no parking" fire lane signs erected and may designate the placement thereof.
He may order that curbs be painted a distinctive color.”

6820 Webster Street
Landover Hills, Maryland 20784
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Page Two

Please note and direct the owner to comply with aforementioned Subtitle. I have
highlighted on the submitted drawings all areas which may contribute to the loss of
emergency vehicle access due to its configuration. These locations shall be marked with
painted yellow curbs and posted ‘No Parking Fire Lane by order of the Prince George’s
County Fire/EMS Department’ signs. The developer should contact the Fire /EMS
Department’s Office of Office of the Fire Marshal to assist in designating the fire lanes.

In addition, please be advised Subtitle 4-164. Fire Protection Systems; Section
912, Yard Hydrants. (a) Section 912.1 is added to read as follows: "Location and
Performance of Fire Hydrants." Every building of more than one thousand (1,000)
square feet in area shall be provided with sufficient fire hydrants located such that no
exterior portion of the building is located more than five hundred (500) feet from a fire
hydrant. The distance shall be measured as a hose line would be laid along paved streets,
through parking lot entrances, and around obstructions, in accordance with the
determination of the authority having jurisdiction. A fire hydrant is required within two
hundred (200) feet of any required fire department connection, as hose is laid. The fire
department connection must be located on the front, address side of the building and be
visible from a fire hydrant or as approved by the Fire Code Official. Each hydrant shall
provide a minimum of one thousand (1,000) gpm at a residual pressure of twenty (20)

psi.

Also areas may be highlighted on the drawing in noted colors to show areas
that do not accommodate the turning radius of a 43-foot wheel base vehicle or
other comments. These areas need to be widened to allow emergency apparatus

to turn.

Any courts or dead-end created should provide 43-foot turning radius within 200
feet of the end of the road.

These requirements should be incorporated into the final plat and a condition of
release of the use and occupancy permit. If I may be of further assistance, please contact

me at (301)-583-1830

mko ;
H:\p¢P- 189 3
Copy to: Christine Osei, Public Facilities Planner, Special Projects Section,

Countywide Planning Department, Maryland National Capital Park and
Planning Commission.
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Fields, Meika

From: Irene Boehm Redmiles <iredmile@umd.edu>
Sent: Wednesday, September 18, 2013 2:26 PM
To: Fields, Meika

Cc: Carlo Colella; wolen-contact; Brenda D. Testa
Subject: DSP 13025 - Student Housing at Knox Road
Hi Meika,

The University is forwarding the following design comments in order that they might be considered in time for the
applicant's final submission, as suggested. At the same time, a follow up meeting with the applicant in the coming
weeks is expected to offer the Board an opportunity for further review and discussion. With that, and a final plan
review, we anticipate submitting a formal letter prior to the Planning Board hearing.

Thank you for the opportunity to comment at this time.
Irene

Detailed Site Plan Submission of Knox Road Student Housing

Representatives of the University's Architecture and Landscape Review Board (ALRB) reviewed the submission for its
responsiveness to comments provided by the Board at the May 3, 2013 meeting. The review group provided the
following comments for the current DSP submission:

1. Project program should consider park-like setting suited for the urban context of the site, such as a canopy of
trees and loose paving. The current design retains a broad lawn area only, with adjacent bio-retention areas subdividing
the proposed open space. Consider developing an urban plaza or a park-like setting suited for the urban context of the
site, incorporating and integrating artful SWM.

P Improve the north-south axial relationship by incorporating the development's green space inward to the
campus, rather than extending the campus into the project. The current design should add identifiable pedestrian
crossings / traffic calming to provide access to the University and connect pedestrian pathways at key campus
pedestrian nodes / gateways north of the project site

3. The architecture is considered to be developed to a conceptual level...and needs more work. Develop the brick
elevations further. The Board looks forward to further development of articulated massing and the elevations, with
material selection consistent with the University's Design Criteria Facilities Standards (DC/FS). Samples of proposed
materials are requested for review.

In addition, a question has been raised for the adequacy of the intersection design at the west end of the site, at the
Knox Road, Guilford Drive, Mowatt Lane intersection, as a result of changes to traffic patterns in and around the site.

Similarly (and expanding on #2 above), there is expected to be a significant increase in pedestrian traffic between the
project and the campus. As a planned student housing development, adequate and safe connectivity will be very
important. Itis not clear if the level of pedestrian flow has been estimated or planned. Is a circulation plan able to be
provided to show how proposed pathways into campus will be constructed, designed or managed?

Irene
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From; Fields, Meika [mailto:Meika.Fields@ppd.mncppc.org]
Sent: Thursday, September 05, 2013 4:38 PM

To: Irene Boehm Redmiles

Subject: RE: Knox Road Student Housing

Irene:

This case is scheduled for a November 7 Planning Board hearing date. If the University could provide comments within
the next two weeks, by September 19, there is a good likelihood that the applicant would be able to address those
comments with their final plan submission prior to the Planning Board hearing.

Thank you,
Meika Fields
Senior Planner

Urban Design Section, Development Review Division The Maryland-National Capital Park and Planning Commission
www.mncppc.org meika.fields@ppd.mncppc.org

Tel: 301-780-2458 | Fax: 301-952-3749

Hrs: M-Th 8:30am-6:00pm and F 8:30am-12:30pm
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Motion (October 22, 2013) for Robert Day-District 3
Agenda Item 13-G-114, Detailed Site Plan-13025 for Knox Village

Motion:

The Knox Village Detailed Site Plan is scheduled to be heard by the Planning Board on
November 7, 2013. I move that the City Council recommend approval of DSP-13025
subject to the following conditions with the applicants entering into a Declaration of
Covenants in substantially the form attached (Attachments 1 and 2):

113

Prior to signature approval of the DSP, the applicants shall revise the site plan to:

a. Show a possible location for a proposed Bikeshare Station (11 docks and 6 bikes) that
measures 31 feet in length and 6 feet in width.

b. Redesign the mews/stairs to accommodate pushing a bike.

c. Show street light fixtures spaced not more than 30 feet on center.

d. Provide a hammerhead turnaround at the terminus of Rossburg Drive as shown on
Exhibit 1.

e. Show the installation of street trees and pedestrian light fixtures extended from the
project boundary along Knox Road and Guilford Road to the intersection of these two
streets.

f.  Show sidewalks along the property frontage at a minimum of 6-feet wide, preferably
8- feet wide to the extent possible.

g. Provide a 6-foot wide sidewalk and 5-foot wide planting strip along the north side of
Knox Road from the proposed crosswalk east to the driveway of the Delta Sigma Phi
fraternity.

Prior to a Use and Occupancy Permit, the applicant (Toll Brothers, Inc.) shall provide a copy
of an agreement with the University of Maryland for the installation, maintenance and
monitoring of emergency call boxes (Public Emergency Reporting Telephones, PERT) and
shall install exterior cameras on Buildings A, B and C that have views of Knox Road,
Hartwick Road, Guilford Road, and the Mews.

Prior to a Use and Occupancy Permit, the applicant (Toll Brothers, Inc.) shall:

a. Obtain a right-of-way permit from the City of College Park to implement roadway and
streetscape improvements as shown in Exhibits 1-4.

b. Stripe Knox Road to provide a 5-foot wide west-bound bike lane, 10-foot wide west-
bound drive lane, 11-foot wide east-bound “sharrow” lane and an 8-foot wide parking
lane on the south side of Knox Road.

The two-over-two buildings on Parcel 3 shall be limited to one- and two- bedroom units.
The applicants shall maintain all pedestrian light fixtures in the right-of-way along Knox
Road, Hartwick Road, Guilford Drive, and Rossburg Drive with the exception of the
pedestrian light fixtures that are installed outside of the project’s property frontage.

The applicant (Toll Brothers, Inc.) and the applicant’s heirs, successors, and /or assignees
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10.

I,

12.

shall vacate the existing Rossburg Drive right-of-way (WWW20-94) and obtain approval of
a minor final plat pursuant to Section 24-112 of the Subdivision Regulations in accordance
with the approved Detailed Site Plan DSP-13025.

Prior to signature approval of the DSP, the architectural elevations shall be revised for

review and approval by the City of College Park and M-NCPPC as follows:

a.  Label the materials used on the facade of the garage.

b.  Create a 5-story projecting vertical bay with windows on Building B-south elevation,
similar to that found on Building B-north elevation.

c.  Create a 5-story projecting vertical bay with windows for Building C-west elevation,
similar to that found on Building C-north elevation.

Prior to approval of building permits, if the Capital Bikeshare Program or similar program is
operational in the City of College Park, the applicant shall pay the sum of $45,000 to the
City of College Park for the installation and operation of an 11-dock/6- bike station on or
near the subject property.

Prior to the closure of Rossburg Drive, the applicant shall convert Knox Road to a two-way
street, in coordination with the City of College Park engineer.

An access easement shall be provided to Parcel 3 to allow Parcel 3 residents to park in the
garage located in Building B.

Prior to approval of a building permit, a public use easement shall be provided to allow
pedestrian and bicycle access through the Mews on Parcel 1, between Knox Road and
Guilford and Hartwick Roads.

Toll Brothers, Inc. shall achieve U.S. Green Building Council (USGBC) LEED- Silver
certification under an applicable, current LEED rating system as required by the Sector Plan
Development Standards. Specifically, the applicant shall follow the process below:

a. Prior to DSP certification, the applicant shall:

i. Designate a LEED-accredited professional (“LEED-AP”) who is also a professional
engineer or architect, as a member of their design team. The applicant shall provide
the name and contact information for the LEED AP to the City.

ii. Designate the City’s Planning Director, or designee, as a team member in the
USGBC’s LEED Online system. The City’s team member will have privileges to
review the project status and monitor the progress of all documents submitted by the
project team.

b. Prior to approval of a building permit, the applicant shall:

i. Register the project with the U.S. Green Building Council (USGBC) and show
results of LEED-ND Stage 2 review. If conditional approval is obtained, the
applicant shall employ every effort to obtain full LEED-ND certification and provide
documentation of such. If conditional approval is not obtained, the applicant shall
make every effort to achieve USGBC LEED-Silver certification under LEED-NC
and/or LEED Homes, or if available, equivalent standard.
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c. Prior to issuance of the first Use and Occupancy Permit, the applicant shall:

i.

ii.

Submit a report by a LEED AP that demonstrates that the project is anticipated to
attain a sufficient number of credits that will ultimately be sufficient to attain the
LEED ND Silver certification or LEED-NC and LEED Homes as appropriate.
Establish an escrow or letter of credit in the amount of $50,000 with an agent that is
acceptable to the City. Said escrow agent shall hold the funds subject to the terms of
this Agreement. The escrow (or letter of credit) shall be released to Applicant upon
final LEED Silver certification. In the event that the applicant fails to provide, within
1 year of issuance of the use and occupancy permit for the final building within the
LEED ND boundary, documentation to the City demonstrating attainment of LEED
Silver certification, the entirety of the escrow will be released upon demand to the
City and will be posted to a fund within the City budget supporting implementation
of environmental initiatives. If LEED certification is obtained but not at the Silver
level, 50% of the escrow will be released to the applicant and 50% will be released
upon demand to the City to be posted to a fund within the City budget supporting
implementation of environmental initiatives.

d. If the applicant provides documentation from the USGBC demonstrating, to the
satisfaction of the City, that USGBC completion of the review of the LEED certification
application has been delayed through no fault of the applicant, the applicant's contractors
or subcontractors, the proffered time frame may be extended as determined appropriate
by the City, and no release of escrowed funds shall be made to the applicant or to the
City during the extension.

13. Knox Box Realty LLC, Knox Village Partners LLC and AO Enterprises LLC shall achieve
U.S. Green Building Council (USGBC) LEED- Silver certification under an applicable,
current LEED rating system as required by the Sector Plan Development Standards. The
applicant shall pursue LEED Silver certification through the Split Review process.
Specifically, the applicant shall follow the process below:

a. Prior to DSP certification, the applicant shall:

1.
ii.

iii.

Register the project with the USGBC and provide a copy of the payment receipt.
Designate a LEED-accredited professional (“LEED-AP”) who is also a professional
engineer or architect, as a member of their design team. The applicant shall provide
the name and contact information for the LEED AP to the City.

Designate the City’s Planning Director, or designee, as a team member in the
USGBC’s LEED Online system. The City’s team member will have privileges to
review the project status and monitor the progress of all documents submitted by the
project team.

b. Prior to the issuance of a building permit, the Applicant shall submit the results of the
USGBC’s preliminary review of design-oriented credits in the LEED program. This
documentation shall demonstrate that the buildings are anticipated to attain a sufficient
number of design-related credits that, along with the anticipated construction-related
credits, will be sufficient to attain LEED Silver certification.
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C.

Prior to the issuance of the first use and occupancy permit, the Applicant shall provide
documentation that the project has been certified LEED Silver by the USGBC to the
City of College Park and to M-NCPPC. If certification has not been completed, the
Applicant shall submit certification statements from their LEED-AP that confirms the
project list of specific LEED credits will meet at least the minimum number of credits
necessary to attain LEED certification.

The appropriate regulating agency may issue a temporary use and occupancy permit to
the Applicant until such time as LEED certification is documented. If it is determined
that a temporary use and occupancy permit cannot be issued, a permanent use and
occupancy permit may be issued by the appropriate regulating agency once an €scrow or
letter of credit in the amount of $20,000 is established with an agent that is acceptable to
the City of College Park. Said escrow agent shall hold the funds subject to the terms of
this Agreement. The escrow (or letter of credit) shall be released to applicant upon final
LEED Silver certification. In the event that the Applicant fails to provide, within 180
days of issuance of the permanent use and occupancy permit for the Project,
documentation to the City demonstrating attainment of LEED Silver certification, the
entirety of the escrow will be released upon demand to the City and will be posted to a
fund within the City budget supporting implementation of environmental initiatives. If
LEED certification is obtained but not at the Silver level, 50% of the escrow will be
released to the Applicant and 50% will be released upon demand to the City to be posted
to a fund within the City budget supporting implementation of environmental initiatives

If the Applicant provides documentation from the USGBC demonstrating, to the
satisfaction of the City, that USGBC completion of the review of the LEED certification
application has been delayed through no fault of the Applicant, the Applicant's
contractors or subcontractors, the proffered time frame may be extended as determined
appropriate by the City, and no release of escrowed funds shall be made to the Applicant
or to the City during the extension.

ATTACHMENTS
1-2 Declaration of Covenants

EXHIBITS
1-4 Recommended Roadway/Streetscape Improvements
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1:0 INTRODUCTION/OVERVIEW

The property which is the subject of Detailed Site Plan
Application DSP-13025 consists of forty eight (48) platted lots
which are currently improved with 24 duplex buildings popularly
known as the “Knox Boxes”. The total area of land included in the
application is 6.2 acres. Set forth below is a description of the
property, a summary of the development proposal, a summary of the
development history of the subject property, an analysis of the
Development District Overlay Zone (“DDOZ”) Development Standards
set forth in the Route 1 Corridor Sector Plan applicable to the
property and how the property conforms with each standard. 1In
the event a waiver of an applicable standard is required, a
justification for such waiver from the DDOZ Development Standards
ig provided.

The initial DSP submission has been reviewed , resulting in
the need to amend the Statement of Justification. In some cases,
it was determined that amendments requested are not necessary.

In others, it was determined either that amendments are necessary
which were not requested or that amendments previously requested

require modifications. Where new language has been added to the

Statement of Justification, such language has been highlighted in
BOLD for ease of review.

2.0 DESCRIPTION OF PROPERTY

As indicated above, the property which is the subject of
DSP-13025 contains approximately 6.2 acres of land and consists
of fifty separately subdivided lots. Specifically, the property
ig depicted on two recorded subdivision plats. The first plat,
referenced as “Blocks ‘E’, ‘F’ and ‘H’ and Parts of Blocks 'G’ and
‘I’', Lord Calvert Manor, College Park” was recorded in the Land
Records of Prince George’s County on April 22, 1952 at Plat Book 20
Plat No. 94. The Applicant has contracted to purchase Lots 1-10 in
Block E depicted on the plat. The second plat, referenced as
“Resubdivision of Blocks ‘'F’ and 'H’ and Parts of Blocks 'G’ and
‘I', Lord Calvert Manor, College Park” was recorded in the Land
Records of Prince George’s County on November 20, 1952 at Plat Book
21 Plat No. 96. The Applicant has contracted to purchase Lots 29-56
in Block H, Lots 9-14 in Block F and Lots 9-14 in Block I depicted
on the plat. Currently, Block H and Block F are separated by a
dedicated and improved public right of way known as Rossburg Drive.
Block E is separated from Blocks F and H by a dedicated and
improved right of way known as Hartwick Road and Block I is
separated from the remainder of the lots by a dedicated and
improved public right of way known as Guilford Drive. Due to the
fact that the lots which comprise the subject property were
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previously subdivided and improved with structures constructed
prior to January 1, 1990, no preliminary plan of subdivision is
required. A letter confirming this understanding has been
executed by the Subdivision Review Division. A copy of this
letter is attached hereto and made a part hereof as Exhibit “A”.

3.0 SUMMARY OF DEVELOPMENT PROPOSAL

The Applicant proposes to raze the existing 24 duplex units
and construct modern student housing on the site. The development
will consist of three multifamily buildings, 17 two-family (two-
over-two) buildings with a total of 34 dwelling units on Guilford
Drive and Hartwick Road, and 7 similar stacked buildings with 12
units facing the entrance to the parking garage on Knox Road. As
part of evaluating the redevelopment of the site within the
context of its location at the southern edge of the University of
Maryland Campus, a dominant north-south pedestrian connection
exists which leads to McKeldin Mall in the heart of the campus.
This pedestrian access is centered on the intersection of
Guilford Drive and Hartwick Road, which is also the flattest part
of the site. The Applicant’s design creates a civic green at the
intersection of Guilford Drive and Hartwick Road and connects it
to the existing pedestrian network with a wide landscaped
sidewalk, or “mews” through the site. Due to the steep slope
from Knox Road to Guilford Drive (approximately 20 feet), a grand
staircase has been designed into the mews which will provide
amphitheater seating which can be used as a gathering area for
students to lounge and study.

On either side of the mews will be predominantly multifamily
apartment buildings, with a total of 342 dwelling units (233
units in Building A and 109 in Building B. The building on the
east side of the mews will be six stories and contain student
housing surrounding a courtyard and a parking garage. The garage
is lined with 14 townhouse style units with individual access to
screen the views of the parking garage from Knox Road. The
parking garage will contain all of the required parking for the
development and is located on what is today the right of way for
Rossburg Drive, which will require that this right of way be
closed and abandoned. The parking garage will be accessed from
Hartwick Road. A proposed second access from Knox Road has been
removed from the plan to reflect that Knox Road is the primary
frontage street serving the development. The second level of the
garage will be accessed from Knox Road. The garage entrance on
Knox Road will be faced with townhouse style units which will not
be connected to the multifamily units and will be separately
accessed from Knox Road. These units, as are the two family
dwellings proposed along Guilford Drive, are intended to provide
a mix of housing options for those students who prefer a more
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independent, non-multifamily living arrangement. While most of
the parking in the garage will be dedicated to residents, a
portion of the first floor of the garage will be set aside for
the commercial component of the project, which is described in
greater detail below. The courtyard incorporated into this
building is intended to provide more passive activities. It will
contain an open lawn area, seating areas with dining, built-in
grills and bar area, a water feature, an outdoor TV, a fire pit
and a library extension area with seating. The courtyard is also
designed to provide bio-retention, and an educational panel
describing their function will be included.

The building on the west side of the mews will also be six
stories and contain student housing surrounding another
courtyard. This courtyard is intended to provide more active
amenities. The courtyard will include a swimming pocl with a
deck and special sun shelf area, an open lawn area/volleyball
court, and outdoor TV, a fire pit, a large screen for movie
projections, an outdoor clubroom expansion area with seating,
dining, and built-in grills and bar area. This courtyard is also
being proposed for bio-retention purposes and will have an
educational panel describing its purpose and function.

Both of the buildings framing the mews will have commercial
space. The total commercial square footage proposed is
approximately 12,000 square feet, with 8,347 square feet proposed
in Building A and 3562 square feet in Building B. Most of this
space will front the civic green at the corner. The remainder
will be located on Knox Road where all of the students walking to
campus will pass.

Across Hartwick Road will be a third multifamily building,
five stories in height. This building will contain 57 dwelling
units. Next to this multifamily building, but fronting on
Guilford Drive, are eight two family dwellings containing a total
of 16 dwelling units. Across Guilford Drive will be eight
additional two family dwellings, for a total of 16 units. The
two family units on the north and south sides of Guilford Drive
will be smaller in scale than the multifamily buildings as the
development transitions toward existing residential developments
to the south. These units, as are the units facing the garage on
Knox Road, are intended to provide a mix of housing options for
those students who prefer a more independent non-multifamily
living arrangement. The total number of dwelling units in the
project will be 445 dwelling units, a density of 72 dwelling
units per acre.
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4.0 SUMMARY OF DEVELOPMENT HISTORY

As noted above, the property is currently developed with 24
small duplex apartment buildings, each constructed in the early
1950's. Thus a total of 50 dwelling units exist on the property.
These units are often referred to as the Knox Boxes. They were
not constructed with off street parking. Rossburg Drive has
become a defacto parking lot with parking spaces striped into the
pavement. Likewise, Knox Road has been converted to a one way
street between Rossburg Drive and Guilford Drive in order to
provide much needed parking. This has created a traffic pattern
in which vehicles seeking to utilize the traffic light at the
intersection of US 1 and Knox Road turn onto Hartwick Road from
Guilford Drive and then utilize Rossburg to access the two way
portion of Knox Road. Upon implementation of this site plan, the
Applicant proposes to restore Knox Road to a two way street
between Rossburg Drive and Guilfor Drive. This will improve the
flow of traffic in the area around the property.

5.0 CONFORMANCE WITH GENERAL PURPOSES OF DETAILED SITE
PLANS

The general and specific purposes of Detailed Site Plan (DSP) are
contained in §27-281(b) and (¢) of the Zoning Ordinance, and are
expressed as follows:

(b) General purposes.
(1) The general purposes of Detailed 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 plans;

(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
desgsign guidelines established in this Division; and

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

COMMENT: The Central US 1 Corridor Sector Plan rezoned the Subject
Property in 2010 to encourage redevelopment. Standards for such
redevelopment were established in the form of the DDOZ Development
Digstrict Standards. The Applicant proposes to redevelop the
Subject Property and conform to the standards of the DDOZ to the
extent possible. The design concept presented in this detailed
site plan utilizes the Subject Property’s natural features and
incorporates them into the design. The design also takes into
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consideration outside factors into the design, including but not
limited to, the pedestrian circulation patterns on the south side
of the University of Maryland Campus, the historic and modern
architectural styles predominant on the Maryland campus, the height
and scale of surrounding development, as well as the desire to
create development which is attractive to the students who choose
to live at this location. In this regard, attention has been paid
to the amenities which will exclusively serve the residents of the
project as well as the amenities which will be available to non-
residents, such as the village green. The Applicant submits that
the Detailed Site Plan is in accordance with the design principles
of the Central US 1 Corridor Sector Plan and, as such, conforms to
the general purposes of a detailed site plan.

6.0 CONFORMANCE WITH PURPOSES OF THE M-U-I ZONE.

Paragraph (b) (1) (B) of Section 27-282 expresses that a DSP
proposal needs to “.help fulfill the purposes of the zone in
which the land is located.” As previously noted, the Property is
within the M-U-I Zone, with purposes outlined in Section 27-
546.15 (a) and (b):

(a) The general purpose of the M-U-I Zone is to permit, where
recommended in applicable plans or requested by a
municipality, a mix of residential and commercial uses as
infill development in areas which are already substantially
developed. The M-U-I Zone may be approved on properties
which adjoin developed properties or otherwise meet plan
recommendations and which have overlay 2zone regulations
requiring site plan review, or on property owned by a
municipality which requests the zone.

(b) The specific purposes of the M-U-I Zone are:

(1) To implement recommendations in approved Master
Plans, Sector Plans, or other applicable plans by
encouraging residential or commercial infill development
in areas where most properties are already developed;

(2) To simplify review procedures for residential,
commercial, and mixed residential and commercial
development in established communities;

(3) To encourage innovation in the planning and design of
infill development;

(4) To allow flexibility in the process of reviewing
infill development;
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(5) To promote smart growth principles by encouraging
efficient use of land and public facilities and services;

(6) To create community environments enhanced by a mix of
residential, commercial, recreational, open space,
employment, and institutional uses; and

(7) To permit redevelopment, particularly in areas
requiring revitalization, of property owned by a
municipality.

COMMENT: The proposed development conforms with the general
purposes of the M-U-I zone in that the Subject Property is in an
area which is already substantially developed. In fact, the
Subject Property is developed and is proposed for redevelopment
consistent with the development which has occurred in recent years
along the southern boundary of the University of Maryland Campus.
The proposed development further conforms with the general purposes
of the M-U-I zone in that it was zoned by the Central US 1 Corridor
Sector Plan for the purpose of encouraging redevelopment.

The proposed application has also met the specific purposes of
the M-U-I zone. The project, in addition to implementing the
recommendations of the Sector Plan, presents several innovative
planning and design concepts which are only achievable through the
M-U-I =zone. The pedestrian mews, grand stair and civic green
together allow the development to integrate with the existing
community and to seamlessly blend into the southern edge of the
University of Maryland Campus. The development mixes residential,
commercial recreational and opens space elements to enhance the
community environment.

7.0 CONFORMANCE WITH SPECIFIC PURPOSES OF THE DETAILED

SITE PLAN

Sec. 27-281 (c) lists the specific purposes of a detailed
site plan. There are four specific purposes listed, each of
which is addressed below:

Sec. 27-281 (e¢) (1) (A): To show the specific location and
delineation of buildings and structures, parking facilities,
streets, green areas, and other physical features and land
uses proposed for the site.

COMMENT : The submitted Detailed Site Plan demonstrates the

location of the commercial retail and the residential wuses
throughout the Subject Property. The proximity of the uses and
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access points will help create functional relationships with both
the uses on the property as well as the surrounding uses and help
create appropriate pedestrian circulation within along the southern
edge of campus.

Sec. 27-281 (c) (1) (B): To show specific grading, planting,
sediment control, tree preservation, and storm water
management features proposed for the site.

COMMENT: The submitted DSP included in this DSP application shows
the specific grading and landscape planting areas proposed for the
site. There is an approved stormwater management concept showing
the proposed stormwater management obligations for the site. The
“massing” shown on the DSP provides an illustration of how the
buildings, parking and other features are proposed to be
constructed.

Sec. 27-281 (c¢) (1) (C): To locate and describe the specific
recreation facilities proposed, architectural form of
buildings, and street furniture (such as lamps, signs, and
benches) proposed for the site.

COMMENT: The submitted architectural elevation as well as the DSP
included in this application demonstrates the specific recreation
facility and building form. Street furnishings are alsc detailed
on the DSP.

The form of the buildings will be consistent with surrounding
development. The Sector Plan permits building heights from 4 to 10
stories in the Walkable Node (University) and 2-4 stories in the
Corridor Infill areas. Along the south side of Knox Road, the
College Park Towers, although more suburban in design because the
parking surrounds the buildings, are six stories in height. Along
the north side of Knox Road, South Campusg Commons is five stories
in height, but are topographically higher than the Subject
Property. The six story buildings along Knox Road will be
architecturally compatible with these adjoining developments. On
Hartwick Road, the buildings begin to scale down in size. While
still in the Walkable Note (University), the multifamily building
reduces to five stories in height (the same as the adjacent office
building) while the two family dwellings reduce even further to
four stories in height. The property on the south side of Guilford
Drive is located in the Corridor Infill area. The buildings have
a height of four stories in this area, comparable to the graduate
student housing just to the east of the Subject Property.

The orientation of buildings will be such that the “fronts of
buildings” will project externally from the Property as this design

7

Page 153



allows for the creation of the “pedestrian element”,. This is
essential to the design of a student oriented housing project and
is consistent with the vision of the Sector Plan.

Sec. 27-281 (b) (1) (D): To describe any maintenance
agreements, covenants, or construction contract documents
that are necessary to assure that the Plan is implemented in
accordance with the requirements of this Subtitle.

The submitted DSP, Landscape Plan, and Architectural
Elevations demonstrate the necessary infrastructure and
building form to be implemented ultimately.

8.0 CONFORMANCE WITH ZONING ORDINANCE SECTION 27-546.18

Section 27-546.18 sets forth certain regulations applicable
to development in the M-U-I Zone. Specifically, the section
provides as follows:

(a) Except as provided in Subsection (b), the regulations governing

location, setbacks, size, height, lot size, density, and other
dimensional requirements in the M-U-I Zone are as follows:

(1) R-18 Zone regulations apply to all uses in Section 27-
441 (b) (3) , Miscellaneous;

COMMENT: Does not apply.

(2) R-18 Zone regulations apply to all uses in Section 27-
441 (b) (6), Residential/Lodging, except hotels and motels;

COMMENT: Does not apply.

(3) C-8-C Zone regulations apply to hotels and motels and all
other uses; and

COMMENT: Does not apply.

(4) Multifamily residential densities up to forty-eight (48)
units per acre are permitted

COMMENT: Does not apply.

(b) Where an owner proposes a mix of residential and commercial
uses on a single lot or parcel in the M-U-I Zone, the site plan as
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approved shall set out the regulations to be followed. The
approved regulations may reduce parking requirements by thirty
percent (30%), where evidence shows that proposed parking will be
adequate, notwithstanding provisions in Part 11. (CB-10-2001; CB-
42-2003)

COMMENT: Since the owner is proposing a mix of residential and
commercial uses in this Detailed Site Plan, the site plan shall set
out the regulations to be followed, consistent with the development
regulations set forth in the Central US 1 Corridor Sector Plan.

9.0 CONFORMANCE WITH THE DEVELOPMENT DISTRICT
OVERLAY ZONE STANDARDS OF THE CENTRAL US 1 CORRIDOR
SECTOR PLAN AND REQUEST FOR WATIVERS

The Central US 1 Corridor DDOZ contain certain Development
District Standards. As set forth in the DDOZ, the standards are
organized into four main categories (Building Form, Architectural
Elements, Sustainability and the Environment and Streets and Open
Spaces) . Attached hereto as Exhibit “B” is a Development District
Standards Analysis. This analysis evaluates conformance of the
Detailed Site Plan with each Standard applicable to the Subject
Property. While these standards define the character of the new
development sought for the area, the standards vary depending on
the location of the property. As noted above, all of the Subject
Property north of Guilford Drive is located within the Walkable
Node (University) Character Area, while the portion of the Subject
Property south of Guilford Drive is located in a Corridor Infill
Character Area. The design team has addressed conformance with
each of the applicable design standards. The analysis of
conformance with the Development District Standards indicates that
modifications are required to several of the DDOZ design standards.
Where the proposed Detailed Site Plan does not conform with a
specific standard, a modification to that standard is requested.
Modifications of the Development District Standards are permitted
through the process described in Section 27-548.25(c) of the Zoning
Ordinance:

“If the applicant so requests, the Planning Board may apply
development standards which differ from the approved
Development District Standards, unless the Sectional Map
Amendment provides otherwise. The Planning Board shall find
that the alternative Development District Standards will
benefit the development and the development district and will
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not substantially impair implementation of the Master Plan,
Master Plan Amendment, or sector plan.”

The modifications of the Development District Standards requested
by the Applicant are addressed below.

9.1 BUILDING FORM/STEPBACK/TRANSITIONS AND LANDSCAPE BUFFERS (p.
238)

The DDOZ establishes standards for the building form and its
relation to existing residential development. The Design Standard
states as follows:

“Generally, compatible buildings and uses should be located
adjacent to each other. However, along historically commercial
strips, tall buildings often share rear 1lot 1lines with
residential buildings. Where corridor infill and walkable node
areas are across the street from or share a rear property line
with an existing residential area, a step- back transition
and/or a landscape buffer shall be required for all new
development within the corridor infill and walkable node
areas.

Step-back transitions are appropriate where corridor infill
and walkable node areas are across the street from existing
residential areas. This scenario is illustrated in the top
two diagrams on this page, where a block that fronts US 1 is
across the street from an existing residential block. The
tallest buildings shall be located fronting US 1. The
development shall step down through the block to a maximum
height of two or three stories facing existing residential
development. The top image illustrates the use of a mid-block
parking garage that is masked by a residential liner building,
while the middle image illustrates a surface parking lot that
is similarly screened by townhouse liner buildings.

Landscape buffers in combination with step-back transitions
are appropriate when corridor infill and walkable node areas
share a property line with existing residential areas. This
scenario is illustrated in the bottom image on the next page.
The buffer area shall be consistent with the standards of the
Landscape Manual.”

COMMENT: A modification of this requirement is requested because
the buildings as designed do not provide step back transitions
where walkable node areas are across the street from existing
residential areas. As noted in the Development District Standard
Analysis, there is existing residential areas across Knox Road and
Guilford Drive from the proposed development. Much of the existing

10
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residential development is similar to the “Knox Boxesg” which the
proposed development is eliminating. This older residential
development is not in conformance with the Sector Plan Standards
and should not dictate the design of the proposed development. The
proposed development site is unique in that it includes three
separate blocks of land separated by roadways. The Applicant
proposes to step back the height of the development from block to
block, achieving the same type of transition encouraged in the
Sector Plan. Thus, while buildings “A” and “B”, for example, do
not step back, building “C” is lower in height, as are the proposed
two-over-two townhouses. These building to building step backs
ensure compatibility with surrounding development in a manner which
conforms with the Sector Plan. As a result, the applicant submits
that the modification of the standard proposed in this instance
will benefit the development and the development district and will
not substantially impair implementation of the Sector Plan.

Block D of the proposed development, located south of Guilford
Road, is in the Corridor Infill Character Area and shares a
property line with an existing residential area. The Sector Plan
only requires a 10 foot side and rear yard building setback in the
Corridor 1Infill Residential Area, but the Design Standards
addressing transitions and landscape buffers (Page 238) requires
that the Landscape Manual buffers be applied where Corridor Infill
Areas share a property line with existing residential development.
In this case, the proposed two over two units are attached units
which would require a 20 foot building setback and a 10 foot
buffer, rather than just a 10 foot building setback. The proposed
units on Block D are 20 feet wide . Thus, to provide the required
buffer, one building with two units have been removed. This
results in a building setback of 30 feet and a landscaped buffer of
20 feet, which would exceed the Landscape Manual requirement, and
is the equivalent of the buffer normally required where multifamily
development abuts single family detached development.

The Sector Plan also indicates that step back transitions are
appropriate in conjunction with the buffer. The two family
dwellings are four stories in height, which conforms to the height
recommendations of the Sector Plan. The graduate student housing
complex across Rossburg Drove is also four stories in height where
it abuts the adjacent residential community. Further, the abutting
regidences, which front on Hunter Lane in the adjacent community,
are topographically higher than the subject property. The first

11
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floor elevation of the proposed two over two unit on the subject
property is 96' while the two closest abutting homes are have a
first floor elevation of approximately 106' and 110', and their
existing roof line is currently higher than the existing two and
one half story apartment building proposed to be razed. The
combination of the additional setback, additional buffer width and
existing landscaping will provide an adequate transition between
the proposed development and the existing residential community
without having to also reduce the height of the proposed buildings.

9.2 BUILDING FORM/CHARACTER AREA 5a (p. 235)

This Standard establishes “build-to” lines to encourage the
buildings to be constructed closer to the streets and create a more
pedestrian friendly, urban environment. As noted in the attached
Analysis, Buildings A and B comply with the 0-12 foot setback
requirement along Knox Road and Guilford Drive. Hartwick Road and
Guilford Drive curve around Site C (the triangular area between
Hartwick Road and Guilford Drive). Portions of Building B do not
meet the 0-12 foot setback because a public greenspace is provided
where Guilford Drive and Hartwick Road intersect. As noted above,
this is the lowest and point of the site and the only appropriate
space for such a public green area. The curvature of the roads
also prevents some of the buildings on Site C to meet the 0-12 foot
setback.

In this instance the modification to the build-to-lines
proposed by the applicant will benefit the development and the
development district and will not substantially impair
implementation of the Sector Plan. The creation of a public green
space at the end of the pedestrian mews will enhance the
development and the surrounding community. This area will be
framed by commercial space which will draw people to the area. The
stadium seating leading to this civic green will also allow the
space to be programed for student and community events appropriate
for the area. The curvature of the roads makes strict compliance
of the build-to lines difficult to comply with. However, the
building placement conforms with the intent of the Sector Plan and
will form an attractive streetscape.

9.3 BUILDING FORM/PARKING LOTS, LOADING & SERVICE AREAS (p. 242)

Buildings A and B provide loading and service areas which are
accessed directly from Guilford Drive and Hartwick Road,
respectively. The loading and service areas are concealed behind
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decorative garage doors. The Development District Standards
provide that:

“Loading and service areas shall not be visible from streets,
except alleys. These areas shall be located a minimum of 30
feet away from public sidewalks.”

COMMENT: The Walkable ©Node (University) building placement
standards require the buildings to be located 0-12 feet from the
property line. Thus, an urban form of development is required.
The Applicant’s design conforms with this standard. The standard
for loading and service areas, however, reflects a more suburban
standard with an off street driveway accessing a loading area.
Given the topography of the site and the design of the proposed
buildings, a separate driveway to provide access to a loading area
30 feet from the public sidewalk is not possible. The only
building setback provided which is further back from the street
than that required by the DDOZ standards is that required to create
the civic green, where the building is lined with commercial uses
to activate the space and a loading space would not be appropriate.

Locating the loading service areas inside the building as
proposed by the applicant will benefit the development and the
development district and will not substantially impair
implementation of the Sector Plan. As noted above, the Sector Plan
encourages an urban form of development in the Walkable Node
(University), with buildings as close to the street as possible.
The Applicant’s design conforms with the plan in this regard. 1In
urban settings, loading spaces located within the building are
common. Generally, the requirement to locate the loading space 30
feet off of the sidewalk is intended to provide room for delivery
vehicles to turn around out of the right of way rather than to back
up into a roadway with two way traffic. 1In this case, Guilford
Drive is a divided roadway and Hartwick Road is a less traveled
roadway. Most traffic utilizing Hartwick Road now is traveling to
Rossburg Drive to get to Knox Road. With Knox Road becoming two
way, much of this traffic will be eliminated. Finally, the options
for providing a loading service area convenient to the main
commercial space are limited without jeopardizing the overall
design, which conforms to the Sector Plan. The topography of the
site limits possible loading spaces access points to Guilford Drive
or Hartwick Road. Given the limitations of the site presented by
the topography, the requirement to provide a more urban
environment, and the one way traffic on Guilford Drive and the
reduced traffic on Hartwick Road, the modification to the DDOZ
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standard (to provide less than a 30 foot setback from the sidewalk)
is appropriate.

9.4 STRUCTURED PARKING (p. 243)

The Sector Plan sets forth requirements for structured
parking. One of the requirements is that “Parking structures shall
be set back a minimum of 50 feet from the property lines of all
adjacent thoroughfares (except rear alleys) to reserve room for
liner buildings between the parking structure and the lot
frontage.” A single parking garage is proposed on the DSP. The
closest point of the structure is located 38.6 feet from the Knox
Road property line and 58 feet from the Hartwick Road property
line. An amendment is requested to allow the parking garage to be
within 50 feet of the Knox Road property line. As required by the
Sector Plan, the proposed DSP does provide liner buildings between
the parking structure and the property line. However, townhouse
style units are proposed in order to provide more diversity in
housing options. These townhouse style units will be accessed
directly from Knox Road and not from multifamily building B. These
units are not 50 feet deep, and thus the garage is not set back 50
feet. Since the garage is screened from the right of way as
required by the Sector Plan through the use of liner buildings, the
intent of the Sector Plan requirement is satisfied and an amendment
is requested for this slight variation.

9.5 COMMERCIAL SIGNS

The DSP proposes to include two freestanding monument signs
and signs attached to Buildings A and B identifying the project.
One freestanding sign is located on Knox Road and one is located on
Hartwick Drive. The Sector Plan does not provide for freestanding
signs of any type, thus an amendment to allow the two monument
signs is requested. Each of the monument signs proposed measures
18.5' wide and 4.5' tall (83.25 square feet). They are intended to
identify the project and are intended to be an integral part of the
project design. An amendment to allow two modest free standing
monument signs to identify the project will benefit the development
and the development district and will not substantially impair
implementation of the Sector Plan. The proposed project will add
additional student housing to this area south of campus.
Identifying the project at street level will allow visitors and
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parents to easily locate the project. With the commercial
component intended to attract wvisitors to the site, some
identification is needed. The proposed signage is appropriate in
scale and will not detract from the streetscape along Knox Road or
Hartwick Drive in any way.

The area of the building mounted signs is limited to 10% of
the facade area of the commercial portion of a building facade.
The commercial portion of the building facade of Building A is 5408
square feet, which allows a total signage area of 540 square feet.
The commercial portion of the building facade of Building B is 3403
square feet, allowing a total signage area of 340 square feet. The
proposed on building signage is as follows:

Building A:

Al - Project ID sign on Building - 70 SF (gty: 2)= 140 sf
A2 - Retail/Restaurant Tenant ID - 150 SF (gty: 2)= 300 sf

Building B:

Bl - Building Entrance ID - 30 SF (gty: 3)= 90 sf

B2 - Retail/Restaurant Tenant ID - 60 SF (gty:7)= 420
B3 - Project Site Directional - 10 SF (gty: 5)= 50 sf
B4 - Leasing Office - 35 SF (gty: 1)

Pl - Parking Garage Entrance Blade Sign - 30 SF (gty: 1)
P2 - Parking Entrance sign on Wall - 60 SF (gty: 1)

Building C

Cl - Building Entrance ID - 25 SF (gty: 1)

Thus the total signage on Building A is 440 square feet and the
total building mounted signage on Building B is 625 square feet.
The on building signage on Building A is within the allowable size
range specified by the Sector Plan. The sign area on Buildings B
and C exceed the allowable sign areas.

The signage proposed for Building B, while it exceeds the allowable
sign area, mostly contains directional signage. The signage
proposed is necessary to identify the building and the various
commercial tenant spaces. The signage proposed for Building C also
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requires an amendment because Building C does not contain any
retail commercial facade. The only signage proposed for Building
C is an entrance identification sign. The amendments necessary to
allow the proposed signage will not impair the integrity of the
Sector Plan because the signage has been designed in a coordinated
manner and will enhance visitors’ ability to locate and enter the
appropriate spaces within the building.

9.6 SUSTAINABILITY AND THE ENVIRONMENT (p.256)

The DDOZ sets forth several guidelines or standards related to
sustainability and the environment. Some of these guidelines or
standards are mandatory, while some are recommendations. For
example, one mandatory standard is that the development within the
walkable nodes obtain a silver LEED certification. The Applicant
proposes to comply with this requirement by obtaining a LEED for
Neighborhood Development Certification. The initial DSP submission
included a LEED scorecard utilizing the new construction rating
system. However, the Sector Plan states that “Development
comprised of several buildings should pursue LEED for Neighborhood
Development Certification.” Although not a requirement, the
applicant has now refined the plans to the point where it is
confident that it can achieve a Silver LEED Certification in
Neighborhood Development. A revised scorecard under the
Neighborhood Development rating system is included with the revised
submission. It is noted, however, that the eight buildings (16
units) on the south side of Guilford Drive are only being entitled
by the applicant but will be constructed by the existing property
owner. Thus, the Applicant cannot be responsible for achieving
LEEDs Certification for these units. As a result, a separate
scorecard is being submitted showing that these units will achieve
a Silver certification under the new construction rating system.

9.7 STREET AND OPEN SPACES (p. 263.)

The DDOZ standards establish guidelines for the streetscape
within the various character areas. In this area, the Sector Plan
encourages wide gidewalks 12-20 feet in width. However, these
sidewalk widths may vary to fulfill the vision of the Sector Plan.
Further guidance is found on Page 65 of the Sector Plan, which says
that sidewalks on the sgide streets in the Walkable Nodes should be
6-10 feet in width.
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COMMENT: As the first redevelopment project on the south side of
the University of Maryland Campus, the Applicant intends to create
a pedestrian oriented and bicycle friendly environment. The
Applicant has submitted a proposed streetscape design that fulfills
the vision of the Sector Plan. Some of the features of this plan
include a strong pedestrian connection in a north-south direction
through the site linking Knox Road to Hartwick Road and Guilford
Road. The grand stairs have been redesigned to incorporate a
bicycle lane to make it easy for students to walk their bicycles up
and down the stairs. There 1is sufficient right of way to
accommodate wider sidewalks, bicycles and possibly on-street
parking. At the pedestrian entrance to the project, there is an
extremely wide and inviting pedestrian space where some of the
proposed commercial is located. Outdoor seating is planned in this
location in conjunction with the anticipated tenants. This
pedestrian area will then transition into the existing streetscape
leading to Knox Road. Raised crosswalks will be provided with
special paving to mark the main pedestrian links. The ultimate
determination as to the streetscape, and whether on street parking
is provided will be made by the City of College Park, as the right
of way is within its jurisdictions. As a result, to the extent that
the final streetscape design differs from strict conformance with
the Sector Plan, the Applicant requests an amendment to the design
standards. As noted above, the site is on a north-south pedestrian
axis which connects studentsg to McKeldin Mall. McKeldin Mall is a
nine acre academic mall which is the largest in the United States
and is the center of campus. This north-south axis is extended
through the site along the central mews to the civic green. This
will be the predominant pedestrian path and ample sidewalk width is
being provided. As designed, with the modifications to the DDOZ
standards proposed, the site will benefit the development and the
development district and will not substantially impair
implementation of the Sector Plan.

9.8 BSTREET LIGHTING (p. 266)

The Sector Plan regulates street lighting. Specifically,
“Light fixtures in the walkable node and corridor infill areas
shall be closely spaced (generally not more than 30 feet on center)
to provide appropriate levels of illumination.” The streetscape
desgign for the project provides adequate lighting, but the lights
are not 30 feet on center. Adding more street lighting will result
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in removing landscaping, which is not in the best interest of the
project. The Applicant believes that the proper balance has been
struck between tree canopy and lighting. To the extent that the
plan is not in strict conformance with the Sector Plan regarding
spacing, an amendment is requested. The amendment requested will
benefit the development and the development district and will not
substantially impair implementation of the Sector Plan. The goal of
the Sector Plan is to provide appropriate levels of illumination.
The Applicant has provided that. Thus an amendment to strike the
proper balance between lighting and landscaping implements the
Sector Plan vision.

9.9 LIGHTING TYPES AND CONFIGURATIONS (p. 267)

The Sector Plan specifies specific types of lighting within
the various character areas, and establishes the following
guideline:

“Lighting fixtures shall be appropriately chosen for the
character area within which they are located; the diagram and
standards below shall be used as a guide to selecting
fixtures.”

COMMENT: The Applicant has chosen lighting fixtures which are
consistent which match the adjacent site. Since the purpose of the
standard is to provide consistent, high quality lighting, any
modification of the lighting specified in the Sector Plan serves
to enhance the area and be consistent with the intent of the Sector
Plan. As a result, the lighting styles specified by the Applicant
will benefit the development and the development district.

10. CONCLUSION

Based on the above, the Applicant submits that with the
modifications requested, the proposed development conforms with the
DDOZ Design Guidelines and Standards. In addition, the proposed
Detailed Site Plan represents a 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. With the
modifications requested, the proposed development conforms with the
DDOZ Design Guidelines and Standards.
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Respectfully Submitted

A Y

Thomas H. Haller, Esq.
Gibbs and Haller

1300 Caraway Court, Suite 102

Largo, Maryland 20774
301-306-0033 (0O)
301-306-0037 (F)
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