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THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

PRINCE GEORGE’S COUNTY PLANNING BOARD

STAFF REPORT

SUBJECT: Conceptual Site Plan CSP-19001
Type 1 Tree Conservation Plan TCP1-011-2020
Marlboro Gateway

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

EVALUATION CRITERIA

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

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

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

C. The requirements of other site-related regulations; and
d. Referral comments.
FINDINGS

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

1. Request: The subject application proposes a conceptual site plan (CSP) for development of

100-265 multifamily dwelling units, 1,200-75,000 square feet of commercial/retail space,
and 5,000-30,000 square feet of office space.
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2.

Development Data Summary:

EXISTING PROPOSED
Zone(s) M-X-T M-X-T
Use(s) Vacant Residential, Office,
Commercial /Retail
Gross Acreage 20.98 20.98
Floodplain Acreage 8.13 8.13
Net Acreage 12.85 12.85
Total Gross Floor Area (GFA) (sq. ft.) 206,200-635,000
Of which Commercial GFA - 1,200-75,000
Residential GFA - 200,000-530,000
Office GFA - 5,000-30,000
Total Multifamily Dwelling Units - 100-265
Floor Area Ratio (FAR) in the M-X-T Zone
Base Density Allowed: 0.40 FAR
Residential Optional Method: | 1.00 FAR
Total FAR Permitted: 1.40 FAR*
Total FAR Proposed: 0.37-1.13 FAR

Note: *Maximum density allowed, in accordance with Section 27-545(b)(4) of the Prince
George’s County Zoning Ordinance, Optional method of development, for providing
20 or more residential units.

Location: The subject property is located on the north side of MD 725 (Marlboro Pike) and
the west side of US 301 (Robert Crain Highway), in Planning Area 79, Council District 6.

Surrounding Uses: The subject site is located in the northwestern quadrant of the
intersection of MD 725 and US 301. The subject site is bounded to the north by the
approved Townes at Peerless project, which is a mixed-use development consisting of
residential and commercial uses, and existing single-family detached homes in the

Mixed Use-Transportation Oriented (M-X-T) Zone; to the east, by the right-of-way (ROW) of
US 301, an existing single-family detached home, and a gas station with a Dunkin Donuts
store in the M-X-T Zone; to the south by the ROW of MD 725, and various commercial uses
in the Light Industrial Zone beyond; to the west by existing single-family detached homes
and an existing pond in the M-X-T Zone.

Previous Approvals: The subject property was rezoned to the M-X-T Zone as part of
Change Number 4 of the 2013 Approved Subregion 6 Master Plan and Sectional Map
Amendment (Subregion 6 Master Plan and SMA).

Design Features: The subject site is irregular in shape and is predominantly wooded with
regulated environmental features and a manmade pond in the northwest part of the site.
The subject site has frontages on both MD 725 to the south and US 301 to the east. There
are five single-family detached residences fronting along MD 725 that will be demolished
and an outdoor advertising/billboard sign, which is currently pending Certification as a
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Nonconforming Use (CNU-32866-2019). The gross floor area information of the existing
buildings should be provided on the plan. A condition requiring this has been included in
the Recommendation section of this report.

Two development envelopes are identified on the CSP. The larger one for multifamily
and/or commercial development has frontages on both MD 725 and US 301, with an access
point from each of the roadways. In accordance with the illustrative plan, there are three
buildings shown in this envelope with surface parking lots. One building is fronting on

MD 725, one building is oriented north-south with a side fronting onto US 301, the third
building is located in the northwest corner of the envelope, adjacent to woodlands to be
preserved. The smaller envelope for commercial uses, with one building, is fronting on

MD 725 and located to the western end of the property, adjacent to an existing single-family
detached house.

According to the applicant, the project will be developed in two phases. The larger envelope
will be developed in Phase 1, and the smaller envelope will be developed in Phase 2.
However, no tract size information has been provided. A condition to require the applicant
to provide the acreage for each development envelope has been included in the
Recommendation section of this report.

Given the scale and multiple phases of the proposed development, there are plenty of
opportunities for the application of sustainable site and green building techniques in the
development. The applicant should apply those techniques, as practical, at time of the
detailed site plan (DSP). A condition has been included in the Recommendation section of
this report requiring the applicant to provide sustainable site and green building techniques
that will be used in this development with the submittal of the DSP.

COMPLIANCE WITH EVALUATION CRITERIA

7.

Prince George’s County Zoning Ordinance: The subject CSP has been reviewed for
compliance with the requirements of the M-X-T Zone and the site design guidelines of the
Zoning Ordinance.

a. The subject application is in conformance with the requirements of Section 27-547,
Use Permitted, of the Prince George’s County Zoning Ordinance, which governs uses
in all mixed-use zones, as follows:

(D The proposed multifamily residential, commercial /retail, and office uses are
permitted in the M-X-T Zone. Per Footnote 7 of the Table of Uses, the
maximum number and type of dwelling units should be determined at the
time of CSP approval. Therefore, development of this property would be
limited to the numbers and types, as proposed in this CSP that cannot exceed
265 multifamily dwelling units.

(2) Section 27-547(d) provides standards for the required mix of uses for sites
in the M-X-T Zone, as follows:
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(d) Atleast two (2) of the following three (3) categories shall be
included on the Conceptual Site Plan and ultimately present in
every development in the M-X-T Zone. In a Transit District
Overlay Zone, a Conceptual Site Plan may include only one of
the following categories, provided that, in conjunction with an
existing use on abutting property in the M-X-T Zone, the
requirement for two (2) out of three (3) categories is fulfilled.
The Site Plan shall show the location of the existing use and the
way that it will be integrated in terms of access and design with
the proposed development. The amount of square footage
devoted to each use shall be in sufficient quantity to serve the
purposes of the zone:

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

This CSP proposes three types of uses, as required, including residential,
commercial/retail, and office uses. These proposed uses, in the amount
shown, satisfy the mixed-use requirement of Section 27-547(d).

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

(a)

(b)

Maximum floor area ratio (FAR):

(1) Without the use of the optional method of development—
0.40 FAR

(2) With the use of the optional method of development—8.0 FAR

A floor area ratio (FAR) range of 0.37-1.13 is proposed in this CSP. However,
this project can be developed up to the maximum allowed 1.40 FAR, in
accordance with Section 27-545(b)(4), Optional Method of Development, of
the Zoning Ordinance, which allows an additional FAR of 1.0 on top of the
base 0.4 FAR to be permitted where 20 or more dwelling units are proposed.
In this CSP, a total of 265 dwelling units are proposed.

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

The applicant proposes to include the uses on the M-X-T-zoned property in
multiple buildings on more than one lot, as permitted.
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)

(d)

(e)

)

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

This requirement is not applicable since this application is for a CSP.
Subsequent DSP approvals will provide regulations for development on this

property.

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

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

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

The FAR for the proposed CSP is 1.13. This will be refined further at the time
of DSP, relative to the final proposed gross floor area of the buildings, in

conformance with this requirement.

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

There are no private structures within the air space above, or in the ground
below public rights-of-way as part of this project.
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(8)

(h)

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

The proposed two development envelopes are accessed from the public
streets of MD 725 and US 301. At the time of preliminary plan of subdivision
(PPS), appropriate frontage and vehicular access for all lots and parcels will
be properly addressed.

Townhouses developed pursuant to a Detailed Site Plan for which an
application is filed after December 30, 1996, shall be on lots at least
one thousand two hundred (1,200) square feet in size, and shall have at
least sixty percent (60%) of the full front facades constructed of brick,
stone, or stucco. In addition, there shall be no more than eight (8)
townhouses per building group, except where the applicant
demonstrates to the satisfaction of the Planning Board or District
Council, as applicable, that more than eight (8) dwelling units (but not
more than ten (10) dwelling units) would create a more attractive
living environment or would be more environmentally sensitive. In no
event shall the number of building groups containing more than

eight (8) dwelling units exceed twenty percent (20%) of the total
number of building groups in the total development. The minimum
building width in any continuous, attached group shall be

eighteen (18) feet, and the minimum gross living space shall be one
thousand two hundred and fifty (1,250) square feet. For the purposes
of this Subsection, gross living space shall be defined as all interior
building space except the garage and unfinished basement or attic
area. The minimum lot size, maximum number of units per building
group and percentages of such building groups, and building width
requirements and restrictions shall not apply to townhouses on land
any portion which lies within one-half (¥2) mile of an existing or
planned mass transit rail station site operated by the Washington
Metropolitan Area Transit Authority and initially opened after
January 1, 2000. In no event shall there be more than ten (10) dwelling
units in a building group and no more than two (2) building groups
containing ten (10) dwelling units. For purposes of this section, a
building group shall be considered a separate building group (even
though attached) when the angle formed by the front walls of two (2)
adjoining rows of units is greater than forty-five degrees (45°). Except
that, in the case of a Mixed-Use Planned Community, there shall be no
more than eight (8) townhouses per building group, except when the
applicant demonstrates to the satisfaction of the Planning Board or
District Council, as applicable, that more than eight (8) dwelling units
(but not more than ten (10) dwelling units) would create a more
attractive living environment or would be more environmentally
sensitive. In no event shall the number of building groups containing
more than eight (8) dwelling units exceed twenty percent (20%) of the
total number of building groups in the total development. The
minimum building width in any continuous, attached group shall be

8 CSP-19001



()

0)

eighteen (18) feet, and the minimum gross living space shall be one
thousand two hundred and fifty (1,250) square feet. For the purposes
of this Subsection, gross living space shall be defined as all interior
building space except the garage and unfinished basement or attic
area. Garages may not dominate the streetscape. Garages that are
attached or incorporated into the dwelling shall be set back a
minimum of four (4) feet from the front facade and there shall not be
more than a single garage, not to exceed ten (10) feet wide, along the
front facade of any individual unit. Garages may be incorporated into
the rear of the building or freestanding in the rear yard and accessed
by an alley. Sidewalks are required on both sides of all public and
private streets and parking lots. At the time of Detailed Site Plan, the
Planning Board or the District Council may approve a request to
substitute townhouses, proposed for development as condominiums,
in place of multifamily dwellings that were approved in a Conceptual
Site Plan approved prior to April 1, 2004. Such substitution shall not
require a revision to any previous plan approvals. Further, at the time
of Detailed Site Plan for a Mixed-Use Planned Community, the
Planning Board or the District Council may approve modifications to
these regulations so long as the modifications conform to the
applicable regulations for the particular development.

The subject CSP proposes no townhouses.

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

The height limit will be further evaluated with the DSP for the proposed
multifamily buildings.

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

(see Section 27-226(f)(3) of the Zoning Ordinance).
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The subject property was placed in the M-X-T Zone through the sectional
map amendment of the Subregion 6 Master Plan and SMA approved after
October 1, 2006. However, no specific design guidelines were approved with
the master plan for this property. As discussed below, the master plan has a
specific vision for this property that is consistent with the proposed
development of this CSP.

The subject application has been reviewed for conformance with the requirements
of Section 27-546(d) of the Zoning Ordinance, which requires additional findings for
the Prince George’s County Planning Board to approve a CSP in the M-X-T Zone, as
follows:

(€}

(2)

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

The proposed development is in conformance with the purposes of the
M-X-T Zone. For example, one purpose of the M-X-T Zone is to promote
orderly development of land in the vicinity of major intersections to enhance
the economic status of Prince George’s County. The proposed development,
consisting of residential, office, and retail uses, will provide increased
economic activity proximate to the intersection of MD 725 and US 301. It
also allows for the reduction of the number and distance of automobile trips
by constructing residential and nonresidential uses near each other. This
CSP, in general, promotes the purposes of the M-X-T Zone and contributes to
the orderly implementation of the Plan Prince George’s 2035 Approved
General Plan. However, one of the purposes of the M-X-T Zone is to create
compact, mixed-use, and walkable communities that emphasize pedestrian
experience with active street fronts. The CSP shows a small
commercial/retail area in an isolated smaller envelope; but is unclear in the
provision of commercial/retail uses along the larger envelope’s frontage
onto MD 725, adjacent to other existing commercial uses. Commercial/retail
uses should be provided, at least at the street level, in the building fronting
MD 725 in the larger development envelope, to create an active street front
that can synergize with the existing commercial/retail uses across MD 725.
Given the nature of this review, the applicant is encouraged to address the
noted deficiencies in creating active street fronts at the time of DSP. A
condition has been included in the Recommendation section of this report
requiring the applicant to create active street fronts for the larger
development envelope along the MD 725 frontage at the time of DSP.

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

The subject site was rezoned to the M-X-T Zone through the Sectional Map

Amendment of the Subregion 6 Master Plan, which does not specifically
provide design guidelines for the subject property; however, the master plan
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(3)

4

identified the subject site within a mixed-use area and a gateway to the
Town of Upper Marlboro, as follows:

The Future Land Use Map designates a mixed-use area in this quadrant
north of MD 725 and west of US 301. This area represents an opportunity to
promote new development in close proximity to the interchange of MD 4
and US 301. The proposed CSP development would provide an attractive
gateway as well as new retail, office, and residential uses. This new
development would also serve the increased demand generated from the
new residential developments north of Upper Marlboro in Beechtree,
Balmoral, and Locust Hill.

This property is identified as part of Development Bay 5 (page 203), which is
located directly behind (to the north and west of ) the existing Dunkin’
Donuts store. As an adjunct to that property, its proximity to US 301 and the
gateway of the US 301/MD 725 intersection, the Subregion 6 Master Plan
and SMA states that this parcel would best be served by extending the
existing commercial development into it. Preliminary studies suggest that
two outparcels appropriate for restaurants (one adjacent to US 301 and the
other to MD 725) could be developed with an interior retail building of
approximately 26,000 square feet.

This CSP is one step further to implementing the vision of the Subregion 6
Master Plan and SMA; however, the placement of commercial uses along
US 301 and MD 725 are critical to remain in conformance with the
development concepts recommended by the master plan.

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

The proposed development will be outward oriented. Multifamily residential
and commercial buildings will be oriented toward the site’s frontage along
MD 725. However, as discussed above, Urban Design staff believes that
active street fronts should be achieved by locating the commercial/retail
uses close to MD 725 and by providing active storefronts at ground level in
the Phase I development envelope, in order to allow synergy among
different commercial /retail uses. How buildings relate to the street and
other urban design considerations must be addressed at the time of DSP to
ensure continued conformance with this requirement.

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

The proposed development is the first mixed-use development at this
location since the approval of the Subregion 6 Master Plan and SMA that
rezoned the general vicinity of the site to the M-X-T Zone. The surrounding
areas are developed with various auto-oriented, commercial, and residential
uses that are older. The proposed development will improve the general
appearance of the area and will set a high standard for future developments
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(5)

(6)

(7)

(8)

(9)

in the vicinity. The design of the large building along MD 725 should include
landmark elements that will be further reviewed at time of DSP.

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

The mix of uses, arrangement of buildings, and other improvements and
amenities produce a cohesive development capable of sustaining an
independent environment of continuing quality and stability, except for
creating active storefronts for the larger development envelope. The
proposed development concept includes a mix of residential, office and
commercial/retail uses and associated on-site improvements. Indoor
amenities will be provided in the multifamily building(s).

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

A phasing plan consisting of two phases is presented with this CSP, as
described in Finding 6 above. Each phase is designed as a self-sufficient
entity, allowing for effective integration of subsequent phases. The phasing
plan is acceptable.

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

This requirement will be evaluated in detail at the time of PPS and DSP. The
illustrative plan submitted with the CSP shows sidewalks, adjacent to
roadways, connecting to each part of the development. An additional
conceptual pedestrian connection should also be provided, as required by
the trails planner, and conditioned herein.

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

The above finding is not applicable because the subject application is a CSP.
Further attention should be paid to the design of pedestrian and public
spaces at the time of DSP.

On a Conceptual Site Plan for property placed in the M-X-T Zone by a
Sectional Map Amendment, transportation facilities that are existing;
that are under construction; or for which one hundred percent (100%)
of construction funds are allocated within the adopted County Capital
Improvement Program, or the current State Consolidated
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Transportation Program, will be provided by the applicant (either
wholly or, where authorized pursuant to Section 24-124(a)(8) of the
County Subdivision Regulations, through participation in a road club),
or are incorporated in an approved public facilities financing and
implementation program, will be adequate to carry anticipated traffic
for the proposed development. The finding by the Council of adequate
transportation facilities at the time of Conceptual Site Plan approval
shall not prevent the Planning Board from later amending this finding
during its review of subdivision plats.

The subject property was placed in the M-X-T Zone through the sectional
map amendment of the Subregion 6 Master Plan and SMA. The applicant
submitted a traffic impact study (TIS) dated March 31, 2020 with this CSP.
The Transportation Planning Section has reviewed and analyzed the TIS, in
accordance with Transportation Review Guidelines, Part 1 (Guidelines). In a
memorandum dated June 22, 2020 (Burton to Zhang), the Transportation
Planning Section concluded that adequate transportation facilities will be
available to support the proposed development, subject to certain
conditions. The table below shows the intersections deemed to be critical, as
well as the levels of service (LOS) representing existing conditions:

EXISTING CONDITIONS
Intersection AM PM
(LOS/CLV) (LOS/CLV)
MD 725 @ MD 202 A/801 B/1145
US 301 @ MD 725 C/1189 E/1512

Background traffic has been developed for the study area using four
approved but un-built/partially built developments within the study area. A
1.0 percent annual growth rate for a period of six years has been assumed
for through movements along the primary routes. The TIS also assumed
improvements along US 301, which are listed as 100 percent full funding in
the current capital improvement program (CIP) for the County. The critical
intersections, when analyzed with background traffic and CIP-funded lane
configurations, operate as follows:

BACKGROUND CONDITIONS
Intersection AM PM
(LOS/CLV) (LOS/CLV)
MD 725 @ MD 202 A/863 C/1236
US301 @ MD 725 D/1306 F/1642
With CIP improvements A/909 B/1052
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While the applicant’s statement of justification (SOJ) proposed a range of
uses and densities, the TIS assumed specific density based on applicable
rates from the Guidelines, as shown:

Trip Generation Summary
Land Use AM Peak Hour PM Peak Hour

In Out | Total In Out | Total
254 garden apartments 26 106 132 99 53 152
1,500 square feet retail
[ITE-82qO) 1 0 1 12 | 12 | 24
Less pass-by -1 0 -1 -7 -7 -14
Total new trips 26 106 132 104 58 162

Under total traffic, the following critical intersections identified above, when
analyzed with the programmed improvements and total future traffic, as
developed using the Guidelines, including the site trip generation as
described above, operate as follows:

TOTAL CONDITIONS
Intersection AM PM
(LOS/CLV) (LOS/CLV)
MD 725 @ MD 202 A/884 C/1263
US 301 @ MD 725 D/1328 F/1663
With CIP improvements A/927 B/1070

MD 725 @ main site access
(residential) *
Tier 3 - CLV Test

74.1 seconds | 99.9 seconds
B/1110 <100**

MD 725 @ secondary site access

(retail) * 0.0 seconds | 31.7 seconds

*Unsignalized intersections are analyzed using the Highway Capacity Software.
The results show the intersection delay measured in seconds/vehicle. A maximum
delay of 50 seconds/car is deemed acceptable. if delay exceeds 50 seconds and at
least one approach volume exceeds 100, the CLV is computed. A two-part process
is employed for all-way stop-controlled intersections: (a) vehicle delay is
computed in all movements using the Highway Capacity Manual (Transportation
Research Board) procedure; (b) if delay exceeds 50 seconds, the CLV is computed.
If the CLV falls below 1,150 for either type of intersection, this is deemed to be an
acceptable operating condition. ** The approach volume is projected to be 54 PM
peak trips.

The results of the analyses show that all of the intersections will operate
adequately under total traffic. The analyses for the MD 725/US 301
intersection were predicated on funded improvements in the County’s CIP.
However, there is a provision in the CIP that the funding will consist of
monetary contributions from the development community. To that end, at
the time of the PPS phase of this development, the applicant’s share of that
funding will be determined.
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(11)

On the Detailed Site Plan, if more than six (6) years have elapsed since
a finding of adequacy was made at the time of rezoning through a
Zoning Map Amendment, Conceptual Site Plan approval, or preliminary
plat approval, whichever occurred last, the development will be
adequately served within a reasonable period of time with existing or
programmed public facilities shown in the adopted County Capital
Improvement Program, within the current State Consolidated
Transportation Program, or to be provided by the applicant (either
wholly or, where authorized pursuant to Section 24-124(a)(8) of the
County Subdivision Regulations, through participation in a road club).

The above finding is not applicable because the subject application is a CSP.
This requirement will be evaluated at the time of DSP for this project.

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

The subject property measures 20.98 acres and does not meet the above
acreage requirement. Furthermore, this CSP does not propose development
of a mixed-use planned community. Therefore, this requirement is not
applicable.

The CSP is in conformance with the applicable site design guidelines contained in
Section 27-274 of the Zoning Ordinance. The proposed development concept
provides a mix of new multifamily housing, office, and commercial/retail uses
designed to front on roadways. A connected circulation system for vehicles and
pedestrians is proposed. In addition, the CSP notes that architecture for residential,
office, and commercial buildings will provide a variety of architectural elements to
convey the individuality of units, while providing for a cohesive design. Detailed
designs of all buildings, site infrastructure, features, and amenities will be further
reviewed at the time of DSP.

Specifically, the CSP anticipates and aims to achieve the following design options:

The parking lot has been designed to provide safe and efficient vehicular and
pedestrian circulation within the site;

Parking spaces have been designed to be located near the use that it serves;

Parking aisles have been oriented and designed to minimize the number of
parking lanes crossed by pedestrians;

Plant materials will be added to the parking lot for the commercial use to
avoid large expanses of pavement;

The loading space(s) will be located to avoid conflicts with vehicles or
pedestrians;
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. The loading area will be clearly marked and separated from parking areas;

. Light fixtures will be designed to enhance the site’s design character by using
full cut-off light fixtures throughout the development;

. Luminosity and location of exterior fixtures will enhance user safety and
minimize vehicular/pedestrian conflicts;

. Lighting will be designed to enhance building entrances and pedestrian
pathways;
. The pattern of light pooling will be directed to the site to ensure that no

excessive lighting spills over to the adjacent properties;

. The site landscaping will comply with all requirements of the Landscape
Manual, and native species will be used throughout the development; and

. Public amenities including outdoor seating, bike racks, benches, etc. will be
proposed.

In addition, all buildings will be designed to provide a modern, clean, and strong
presence along road frontages. The proposed site and streetscape amenities in this
project will contribute to an attractive, coordinated development. The CSP envisions
attractive site fixtures that will be made from durable, high-quality materials and
will enhance the site for future residents and patrons. The CSP includes some
possible examples of site fixtures and streetscape amenities. Conformance with site
design guidelines will be further reviewed at time of DSP when all required
information is available.

e. In accordance with Section 27-574 of the Zoning Ordinance, the number of parking
spaces required in the M-X-T Zone is to be calculated by the applicant and submitted
for Planning Board approval at the time of DSP. Detailed information regarding the
methodology and procedures to be used in determining the parking ratio is outlined
in Section 27-574(b). At the time of DSP review, demonstration of adequacy of
proposed parking, including visitor parking and loading configurations, will be
required for development.

Prince George’s County Woodland and Wildlife Habitat Conservation Ordinance: The
property is subject to the provisions of the Woodland and Wildlife Habitat Conservation
Ordinance (WCO) because the property is greater than 40,000 square feet in size and
contains more than 10,000 square feet of existing woodland. As required by

Section 25-119(a)(2)(A) of the WCO, Type 1 Tree Conservation Plan TCP1-011-2020 was
included with the CSP.

a. A Natural Resources Inventory, NRI-093-2018, was approved on August 3, 2018,
and provided with this application. The site contains 100-year floodplain, a stream,
wetlands, and their associated buffers which comprise the primary management
area (PMA). A long stream system is located in a large valley formation in the
southern portion of the site. This stream has been shown as ephemeral on the NRI
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10.

and TCP1 and is therefore not considered a regulated environmental feature at this
time; however, further discussion regarding this stream is provided in Finding 10e.
The on-site floodplain area is associated with Collington Branch to the west. There
are 50 specimen trees scattered throughout the property. The TCP1 and the CSP
show all the required information correctly, in conformance with the NRI.

Based on the TCP1 submitted with this application, the site’s gross area is

20.98 acres, it contains 10.95 acres of woodland in the net tract, 3.68 acres of
wooded floodplain, and has a woodland conservation threshold of 1.93 acres

(15 percent). The Woodland Conservation Worksheet proposes the removal of
5.46 acres of woodland in the net tract area for a woodland conservation
requirement of 3.29 acres. According to the TCP1 worksheet, the requirement is
proposed to be met with 5.20 acres of woodland preservation on-site. The forest
stand delineation has identified 50 specimen trees on-site. This application
proposes the removal of 10 specimen trees that will be reviewed at the time of PPS.

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

a.

2010 Prince George’s County Landscape Manual—This development in the
M-X-T Zone will be subject to the requirements of the Landscape Manual at the time
of DSP. Specifically, the site is subject to Section 4.1, Residential Requirements;
Section 4.2, Requirements for Landscape Strips along Streets; Section 4.3, Parking
Lot Requirements; Section 4.4, Screening Requirements; Section 4.6, Buffering
Development from Streets; Section 4.7, Buffering Incompatible Uses; and

Section 4.9, Sustainable Landscaping Requirements, of the Landscape Manual.

Prince George’s County Tree Canopy Coverage Ordinance—Subtitle 25,
Division 3, of the Tree Canopy Coverage Ordinance, requires a minimum percentage
of tree canopy coverage (TCC) on projects that require a grading permit. Properties
zoned M-X-T are required to provide a minimum of 10 percent of the gross tract
area covered by tree canopy. The subject site is 20.98 acres in size and the required
TCC is 2.098 acres. Conformance with the requirements of the Tree Canopy
Coverage Ordinance will be ensured at the time of DSP.

Referral Comments: The subject application was referred to the concerned agencies and
divisions. The referral comments are adopted herein by reference and main points are
summarized, as follows:

Historic Preservation—In a memorandum dated June 3, 2020 (Stabler, Smith to
Zhang), the Historic Preservation Section concluded that a Phase I archeology
survey is recommended because the subject property was once part of the Compton
Bassett or Woodland plantation. This plantation was established on the Patuxent
River by the Hill family in 1699 and remained in the family until the Compton
Bassett Historic Site (79-063-10) was purchased by the Maryland-National Capital
Park and Planning Commission (M-NCPPC) in 2010.
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The subject property also contains five single-family residences situated on the
north side of MD 725. The applicant proposes to demolish all of the existing
structures on the subject property. Therefore, prior to the demolition of these
structures, the buildings should be thoroughly documented on a Maryland
Inventory of Historic Properties form. These twentieth century houses were part of
an African American community that settled in the area shortly after the Civil War.
Background historic research should attempt to establish which families built and
occupied these structures.

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

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

(D Evaluating the resource at the Phase Il level, or
(2) Avoiding and preserving the resource in place.

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

Depending upon the significance of the findings (at Phase I, I, or IlI level), the
applicant shall provide interpretive signage. The location and wording of the
signage shall be provided at the time of DSP and shall be subject to approval by the
staff archeologist. The installation of the signage and the implementation of public
outreach measures shall occur, prior to issuance of the final building permit for the
development.

Community Planning—In a memorandum dated June 16, 2020 (White to Zhang),
the Community Planning Section stated that, pursuant to Part 3, Division 9,
Subdivision 2, of the Zoning Ordinance, master plan conformance is not required for
this application. Master Plan recommendations are discussed in Finding 7 above and
compliance to those will be required at the time of PPS.

Transportation Planning—In a memorandum dated June 22, 2020 (Burton to
Zhang), the Transportation Planning Section’s comments are summarized, as
follows:

The property is in an area where the development policies are governed by the
Subregion 6 Master Plan and SMA, as well as the 2009 Approved Countywide Master
Plan of Transportation. The subject property currently fronts on US 301, which is
designated as a master plan arterial road (A-61). The future upgrade will be
contained within the existing ROW. The property also fronts on MD 725, which is a
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master plan primary residential road (P-608), and no additional ROW will be
required for either road.

The plan proposes two points of access on MD 725; one access will serve the
development pod towards the westernmost end of the site, while the second and
primary access, will be located to the east and closer to the intersection with US 301.
The location where the primary access is being proposed, represents a section of
MD 725 where the road transitions from two to one westbound lane. Furthermore,
the primary access location is not in alignment with any existing driveways on the
south side of MD 725. Staff recommends that the proposed main entrance driveway
be shifted further to the west, where it can be in alignment with an existing
driveway on the south side of MD 725, and beyond the merge lane. This relocation
to the west is also being recommended by the Maryland State Highway
Administration (SHA). Staff also shares SHA’s recommendation that the stand-alone
driveway for the proposed retail component should be consolidated with the rest of
the development, given the limited trip generation of this component.

With the recommended relocation of the access point, the overall site may have to
be redesigned to facilitate better on-site circulation. This issue will have to be
demonstrated at the time of PPS.

Trails—In a memorandum dated June 22, 2020 (Ryan to Zhang), the trails planner
provided a comprehensive review of this application and concluded that this CSP
meets the necessary findings and approval criteria, from the perspective of
nonmotorized transportation. Details regarding pedestrian, bicyclist, and transit
improvements will be addressed at the time of PPS and DSP review.

The trails planner recommends that the applicant provide a conceptual pedestrian
crossing of MD 725, conceptual pedestrian access between the development pods on
the site, and to adjacent properties along MD 725, as well as conceptual pedestrian
access along both sides of the internal driveways or roads, and between the
buildings and parking lots on the subject site. The trails planner’s recommendations
have been included in this report.

Environmental Planning—In a memorandum dated June 22, 2020 (Schneider to
Zhang), the Environmental Planning Section provided the following summarized
comments on the subject application:

Specimen Trees

Section 25-122(b)(1)(G) of the WCO requires that “Specimen trees, champion trees,
and trees that are part of a historic site or are associated with a historic structure
shall be preserved and the design shall either preserve the critical root zone of each
tree in its entirety or preserve an appropriate percentage of the critical root zone in
keeping with the tree’s condition and the species’ ability to survive construction as
provided in the Technical Manual.”

The site contains 50 specimen trees with the ratings of good (Specimen Trees 2, 6,
43, and 47), fair (Specimen Trees 1, 5, 7,9, 10, 11, 12, 13, 14, 15, 16, 18, 19, 22, 23,
24, 25,26,27,28, 29, 30,31, 35,37, 39, 40, 41, 42, 45, 46, and 48), and poor
(Specimen Trees 3, 4, 8,17, 20, 21, 32, 33, 34, 36, 38, 44, 49, and 50). The current
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design proposes to remove 10 specimen trees throughout the project area. A full
evaluation of the need to remove specimen trees has not been completed with the
current CSP application. This should be provided at a later stage of development
review when more detail with regard to the necessary infrastructure to develop the
site can be provided, such as building locations and location of stormwater
management (SWM) facilities, as well as an evaluation of any soils restrictions that
may be necessary due to the presence of Marlboro clay.

Since no variance to remove specimen trees was provided, prior to certification, the
TCP1 shall be revised to show all specimen trees being saved in the specimen tree
table and legend.

Preservation of Regulated Environmental Features/Primary Management
Area (PMA)

The site contains regulated environmental features. According to the applicant, no
impacts to the PMA are proposed for a road crossing, utility extensions, or for SWM
outfalls. A further review of the TCP1 shows that there is a proposed water line
impacting the PMA, adjacent to US 301. No SOJ has been received for the proposed
impact. The site design is conceptual in nature, but the proposed development
envelope has been shown abutting the PMA limits. There are several retaining walls
adjacent to the PMA shown on the TCP1. These wall structures are required to be
installed 10 feet away from the PMA. No PMA impacts are being approved with this
TCP1 and CSP. More detailed information is required to be submitted during the PPS
process, when the PMA impacts can be reviewed in more detail.

The southern portion of the site has a valley with a water course starting from an
outfall structure near US 301 and draining in an easterly direction, until it is slowed
by a flat wetland and floodplain system associated with Collington Branch. This
swale has been identified as an ephemeral stream channel by the applicant. The
stream system appears to change hydrology features throughout the watercourse.
The applicant was requested to provide verification from the Maryland Department
of the Environment (MDE) regarding the stream classification (intermittent or
ephemeral) of the stream. On June 15, 2020, the applicant provided a more in-depth
study of the stream section and still identifies the stream system as an ephemeral
channel. Staff has reviewed the additional stream information and still believes that
there are portions of the stream that exhibit intermittent stream characteristics. A
stream determination must be done by MDE.

Soils

The predominant soils found to occur on-site according to the United States
Department of Agriculture, Natural Resources Conservation Service, Web Soil
Survey are Adelphia-Holmdel complex, Collington-Wist complex, Collington-
Wist-Urban land complex, Marr-Dodon complex, Udorthents-Urban land complex
and Widewater-Issue soils. Christiana clays do not occur on or in the vicinity of this
site, but Marlboro clay has been identified throughout the eastern half of the project
area.
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Marlboro clay is known to be an unstable, problematic geologic formation. The
presence of this formation raises concerns about slope stability and the potential for
constructing buildings on unsafe land. A geotechnical report is required for the
subject property, in order to evaluate the areas of the site that are unsuitable for
development without mitigation.

Because a detailed structure configuration and grading studies are not required
with this phase of the development process, it is not practical to discuss specific
details with respect to grading, or the placement of structures, infrastructure, and
SWM devices at this time. A geotechnical soils report dated September 18, 2017 was
submitted for review on June 15, 2020. This report has been provided to the Prince
George’s County Department of Permitting, Inspections and Enforcement (DPIE) for
further review and comments. DPIE released a techno-gram entitled “Geotechnical
Guidelines for Soil Investigations and Reports” for site/road grading permits in,
near, or over consolidated clays for guidance on how to evaluate and work within
Marlboro clay. No DPIE comments about the presence of Marlboro clay or the report
have been received at this time.

Stormwater Management

An unapproved SWM Concept Plan, 2715-2020, was submitted with the subject
application and is under review by DPIE. Proposed SWM features include one grass
swale, pervious pavers and 14 micro-bioretention facilities. Submittal of an
approved SWM concept plan and approval letter showing the proposed buildings,
interior roads, and surface parking will be required with the PPS.

The Environmental Planning Section recommends approval of CSP-19001 and
TCP1-011-2020 with six conditions that have been included in the Recommendation
section of this report.

Prince George’s County Department of Parks and Recreation (DPR)—In a
memorandum dated June 29, 2020 (Sun to Zhang), DPR stated that since the
development contains a residential component, mandatory dedication of parkland
will be required at the time of PPS. The current analysis by DPR staff indicates that
this development is subject to a mandatory dedication requirement of 2.79 acres of
parkland.

DPR staff has no objection to the approval of this CSP with the understanding that
the final determination of mandatory dedication of parkland, private on-site
recreational facilities, or fee-in-lieu will be determined at the time of the PPS
approval.

Prince George’s County Department of Permitting, Inspections and
Enforcement (DPIE)—In a memorandum dated June 5, 2020 (Giles to Zhang), DPIE
stated their normal requirements for a project like this, including new sidewalks
along the road frontages, private roads to be 22 feet in width, and conformance with
the Prince George’s County Department of Public Works and Transportation’s utility
policy, SWM facilities, and drainage system specifications and standards. The site
layout and impervious area is consistent with Site Development Concept Plan
2715-2020, which is currently under review. DPIE also requires a 100-year
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11.

12.

floodplain delineation and soil investigation report, among other requirements,
which will be enforced through later review processes.

i. Prince George’s County Police Department—In a memorandum dated
May 28, 2020 (Contic to Zhang), the Police Department did not have comments on
the subject application.

j- Prince George’s County Health Department—In a memorandum dated
June 17, 2020 (Adepoju to Zhang), the Health Department provided several
comments on this proposal. Those comments have been transmitted to the applicant
who is aware of the health-related requirements. Comments on creating a
high-quality pedestrian environment have been reflected in the conditions requiring
the applicant to create an active street frontage along MD 725 at the time of DSP.
Other comments, such as an increase of impervious surface, fine particulate air
pollution, and noise related to traffic, will be further evaluated at the time of PPS
and DSP, when detailed information on the site will be available.

k. Maryland State Highway Administration (SHA)—At the time of the writing of this
technical staff report, SHA did not offer separate comments on the subject
application.

L Town of Upper Marlboro—At the time of the writing of this technical staff report,

the Town of Upper Marlboro did not offer comments on the subject application.

As required by Section 27-276(b)(1) of the Zoning Ordinance, if approved with the
conditions below, the CSP 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.

Section 27-276(b)(4), for approval of a CSP, requires that the regulated environmental
features on-site have been preserved and/or restored in a natural state, to the fullest extent
possible, in accordance with the requirements of Section 24-130(b)(5) of the Subdivision
Regulations. According to the review by the Environmental Planning Section (Schneider to
Zhang, June 22, 2020), no impacts are proposed with this application. The regulated
environmental features on the subject property have been preserved to the fullest extent
possible, based on the limits of disturbance shown on the TCP1-011-2020.

RECOMMENDATION

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

the Planning Board adopt the findings of this report and APPROVE Conceptual Site Plan CSP-19001
and Type 1 Tree Conservation Plan TCP1-011-2020 for Marlboro Gateway, subject to the following
conditions:

1.

Prior to certificate approval of the conceptual site plan, the following revisions shall be
made, or information shall be provided:

a. Provide the acreage information of each development envelope in the site
development data table.
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b. Provide the existing gross floor area and net acreage on the plan.
C. Revise the Type 1 tree conservation plan (TCP1), as follows:

(D Add the assigned plan number, TCP1-011-2020, to the approval block,
woodland conservation worksheet, and all appropriate areas where the

TCP1 is listed.

(2) Revise the approval block on both sheets to be slightly larger for a readable
signature.

(3) Revise the legend to remove label and symbol “cleared (woodlands
cleared).”

(4) Revise the legend wording from “specimen tree to be retained” to

“specimen tree proposed for removal-not with this CSP/TCP1.”

(5) Revise the legend and plan view to show a bright colored symbol for
“Marlboro Clay.”

(6) Add alabel for “north” and “south” bound US 301 (Robert Crain Highway).
(7) Revise the stream buffer to stop at the wetland buffer.

(8) Revise the limits of disturbance and specimen tree table to show all
specimen trees as saved.

9) Add a revision date to the TCP1 and have the revised plan signed and dated
by the qualified professional who prepared it.

d. Provide a conceptual pedestrian crossing of MD 725 (Marlboro Pike) using a
rectangular rapid flashing beacon originating at the entrance of the proposed
development.

e. Provide a conceptual pedestrian access between all pods on the site, and to adjacent

properties along MD 725 (Marlboro Pike).

f. Provide conceptual pedestrian access along both sides of the internal driveways and
roads, and between the buildings and the parking lots on the subject site.

Prior to acceptance of the preliminary plan of subdivision for this site, the applicant shall:
a. Submit an approved stormwater management concept plan and approval letter.
b. Submit a geotechnical report for review and approval by the Prince George’s County

Department of Permitting, Inspections and Enforcement to confirm the elevation of
the Marlboro clay and determine the slope stability factor.

23 CSP-19001



C. Revise the Type 1 tree conservation plan to include the limits of the Marlboro clay
and the 1.5 factor of safety line, if any, as determined by an approved evaluation by
the Prince George’s County Department of Permitting, Inspections and Enforcement.

d. Provide a written determination from the Maryland Department of the Environment
(MDE) regarding the stream classification (intermittent or ephemeral) for the
channel located along the southern boundary of the subject property. Should the
stream classification change based on MDE’s determination, any required stream
buffers shall be shown on a revised Natural Resources Inventory and all associated
plans.

e. Submit an approved Phase [ archeology report, in accordance with the Prince
George’s County Planning Board'’s Guidelines for Archeological Review (May 2005),
on the above-referenced property to determine if any cultural resources are
present.

f. Consider relocating the eastern access driveway to MD 725 (Marlboro Pike) to the
west, beyond the termination of the merge lane.

At the time of detailed site plan, the applicant shall:

a. Submit a list of sustainable site and green building techniques that will be used in
this development.

b. Provide commercial/retail, office uses, and/or other public-oriented functions at the
street level fronting MD 725 (Marlboro Pike) to activate the street.

Prior to the approval of any building permits within the subject property, unless modified at
the time of preliminary plan of subdivision, pursuant to Section 27-546(d)(9) of the Prince
George’s County Zoning Ordinance, the following road improvements shall (a) have full
financial assurances, (b) have been permitted for construction through the operating
agency’s access permit process, and (c) have an agreed-upon timetable for construction
with the appropriate operating agency:

US 301 @ MD 725 intersection

a. Provide three through lanes, a double left-turn lane, and a right turn lane, at the
northbound approach.

b. Provide four through lanes, a left-turn lane, and a right-turn lane, at the southbound
approach.

C. Provide two through lanes, a right turn, and a left-turn lane, at the westbound
approach.

d. Provide two left-turn lanes, a shared left-through lane, and a right-turn lane, at the

eastbound approach.
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Prior to issuance of any permits, which impact wetlands, wetland buffers, streams or waters
of the U.S,, the applicant shall submit copies of all federal and state wetland permits,
evidence that approval conditions have been complied with, and associated mitigation
plans.
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June 3, 2020
MEMORANDUM
TO: Henry Zhang, Master Planner, Urban Design Section, Development Review Division
VIA: Howard Berger, Supervisor, Historic Preservation Section, Countywide Planning
Division

FROM: Jennifer Stabler, Historic Preservation Section, Countywide Planning Division

Tyler Smith, Historic Preservation Section, Countywide Planning Division
SUBJECT: CSP-19001 Marlboro Gateway

Background

The subject property comprises 20.98 acres and is located approximately 400 feet from the intersection of
MD-725 and US-3010n the north side of MD 725 and the west side of US 301. The subject application
proposes a mixed-use project consisting of 100-265 multi-family dwelling units, 1,200-75,000 square-feet
of commercial/retail space, and 5,000-30,000 square-feet of office space. The subject property is Zoned M-
X-T. (Mixed Use Transportation Oriented).

Findings

1. The subject property currently contains five single-family residences situated on the north
side of MD 725. It was once part of the Compton Bassett or Woodland plantation owned by
William Hill in the early nineteenth century. William Hill died at age 40 in 1823 and after his
death, his land holdings were divided among his children. His son, Clement Hill's portion of
the Woodland estate contained the area within the subject property. After the Civil War,
Clement Hill sold several small lots of land along what is now known as Old Marlboro Pike
(MD 725) to African American families who had formerly been enslaved on nearby
plantations. Clement Hill was active in the agricultural circles of Prince George's County and
was one of the stockholders for the formation of the Maryland Agricultural College (now the
University of Maryland).

2. The applicant proposes to demolish all of the existing structures on the subject property.
Therefore, prior to the demolition of these structures, the buildings should be thoroughly
documented on a Maryland Inventory of Historic Properties form. These twentieth century
houses were part of an African American community that settled in the area shortly after the
Civil War. Background historic research should attempt to establish which families built and
occupied these structures.

3. Phase | archeology survey is recommended on the subject property. The subject property was once
part of the Compton Bassett or Woodland plantation. This plantation was established on the
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CSP-19001 Marlboro Gateway
June 3, 2020
Page 2 of 3

Patuxent River by the Hill family in 1699 and remained in the family until the Compton Bassett
Historic Site (79-063-10) was purchased by the Maryland-National Capital Park and Planning
Commission (M-NCPPC) in 2010. The subject property was in the eastern part of the Woodland
plantation and was under the ownership of Clement Hill from the mid- to late-nineteenth century.
Clement Hill began to divide his estate in the 1870s and sold many lots within the subject property
to African American families freed from nearby plantations. Archeological investigations could
shed light on the transition from slavery to freedom for the families who settled on this property.

Conclusions
1. A Phase | archeology survey should be conducted on the subject property. A draft Phase | report
should be submitted with the preliminary plan application.

2. All of the existing structures on the subject property should be documented on a Maryland
Inventory of Historic Properties form prior to their demolition. Historic background research
should attempt to establish who constructed the residences and their relationship, if any, to
formerly enslaved people from nearby plantations.

3. At the time of detailed site plan, the applicant should submit a plan for any interpretive signage to
be erected and public outreach measures (based on the findings of the archeological investigations).
The location and wording of the signage and public outreach measures shall be subject to
approval by the M-NCPPC staff archeologist.

Recommended Conditions
Historic Preservation Section staff recommend approval of CSP-19001 Marlboro Gateway with the
following conditions.

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

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

i.) Evaluating the resource at the Phase II level, or
ii.) Avoiding and preserving the resource in place.
3. If a Phase Il and/or Phase III archeological evaluation or mitigation is necessary, the
applicant shall provide a final report detailing the Phase Il and/or Phase III investigations

and ensure that all artifacts are curated in a proper manner, prior to any ground disturbance
or the approval of any grading permits.

4. Depending upon the significance of the findings (at Phase |, II, or 111 level), the applicant shall
provide interpretive signage. The location and wording of the signage shall be provided at the
time of detailed site plan and shall be subject to approval by the staff archeologist. The
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installation of the signage and the implementation of public outreach measures shall occur
prior to the issuance of the final building permit for the development.
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June 16, 2020

MEMORANDUM

TO: Henry Zang, Master Planner, ACIP, LEED, AP, Urban Design Section, Development
Review Division

VIA: David A. Green, MBA, Master Planner, Community Planning Division D44

FROM: Samuel L. White, Jr., Senior Planner, Neighborhood Revitalization Section,

Community Planning Division
SUBJECT: CSP-19001, Marlboro Gateway S<£%
FINDINGS

Pursuant to Part 3, Division 9, Subdivision 2 of the Zoning Ordinance, Master Plan conformance is
not required for this application.

BACKGROUND
Application Type: Conceptual Site Plan outside of an overlay zone.

Location: The site is located on the north side of MD 725 (Marlboro Pike) and the west side of the
US 301 (Crain Highway)

Size: 20.98 acres
Existing Uses: Commercial and Vacant

Proposal: The applicant proposes to construct a mixed-use development with 100-265 multifamily
dwelling units, 1,200-75,000 square feet of commercial/retail space and 5,000-30,000 square feet
of office space.

GENERAL PLAN, MASTER PLAN, AND SMA

General Plan: This application is located within the Established Communities policy area. Plan
2035 describes Established Communities as areas appropriate for context-sensitive infill and low-
to -medium density development and recommends maintaining and enhancing existing public
services, facilities, and infrastructure to ensure that the needs of residents are met. (page 20)

Master Plan: The 2013 Approved Subregion 6 Master Plan recommends mixed-use future land use
on the subject property. The property is identified as “Development Bay 5” in the Living Areas and
Community Character Chapter, which recommends the following policy and strategies:
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e Policy: Promote high-quality development and redevelopment around the Town of Upper
Marlboro at the intersection of US 301 and MD 725 (page 205)

o Strategy 2: Incorporate a mix of development opportunities including different
types of housing that complement and support the Town of Upper Marlboro in the
M-X-T zone. (page 206)

o Strategy 4: Develop a secondary road network to provide access to development
bays west of US 301 and minimize traffic impacts to US 301/MD 725 intersection.
(page. 206)

Map 25 shows the development framework for the area, which includes five development bays, or
areas. “These bays represent the most appropriate areas for development outside of known
environmentally sensitive areas and floodplains”. (page 202)

Development Bay 5: This bay is located directly behind (to the north and west) of the existing
Dunkin Donuts store. As an adjunct to that property, its proximity to US 301 and the gateway US
301/MD 725 intersection, this parcel would best be served by extending the existing commercial
development into it. Preliminary studies suggest that two outparcels appropriate for restaurants
(one adjacent to US 301 and the other to MD 725) could be developed with an interior retail
building of approximately 26,000 square feet. (page 203)

Planning Area: PA 79

Community: Upper Marlboro & Vicinity

Aviation/MIOZ: This property is not located in an Aviation Policy Area or the Military Installation
Overlay Zone.

SMA/Zoning: The 2013 Approved Subregion 6 Sectional Map Amendment rezoned the subject
property into the M-X-T zone.

MASTER PLAN CONFORMANCE ISSUES:

There are no master plan issues.

cc: Long-range Agenda Notebook
Frederick Stachura, ].D., Supervisor, Neighborhood Revitalization Section, Community
Planning Division
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MEMORANDUM
TO: Henry Zhang, Urban Design Section, Development Review Division
VIA: Tom Masog, Transportation Planning Section, Countywide Planning Division

FROM: gb Glen Burton, Transportation Section, Countywide Planning Division
SUBJECT: CSP-19001 Marlboro Gateway

Proposal
The applicant is proposing a conceptual site plan (CSP) for a mixed use development.

Background

The 20.98-acre, M-X-T- Zoned property is located within Transportation Service Area (TSA) 2, as
defined in the Plan Prince George’s 2035 Approved General Plan. As such, the subject property is
evaluated according to the following standards:

Links and Signalized Intersections: Level of Service (LOS) D, with signalized intersections
operating at a critical lane volume (CLV) of 1,450 or better. Mitigation, as defined by Section
24-124(a)(6) of the Subdivision Ordinance, is permitted at signalized intersections within
any tier subject to meeting the geographical criteria in the guidelines.

Unsignalized Intersections: The procedure for unsignalized intersections is not a true test
of adequacy but rather an indicator that further operational studies need to be conducted. A
three-part process is employed for two-way stop-controlled intersections: (a) vehicle delay
is computed in all movements using the Highway Capacity Manual (Transportation
Research Board) procedure; (b) the maximum approach volume on the minor streets is
computed if delay exceeds 50 seconds, (c) if delay exceeds 50 seconds and at least one
approach volume exceeds 100, the CLV is computed. A two-part process is employed for all-
way stop-controlled intersections: (a) vehicle delay is computed in all movements using the
Highway Capacity Manual (Transportation Research Board) procedure; (b) if delay exceeds
50 seconds, the CLV is computed.
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Analysis of Traffic Impacts

The application is a conceptual site plan for a residential development consisting of the following

densities:

e 100 - 265 multifamily dwelling units
1,200 - 75,000 square feet retail
e 5,000 -30,000 square feet office

Staff is in receipt of a traffic impact study (TIS) dated March 31, 2020. The findings and
recommendations outlined below are based upon a review of these materials and analyses
conducted by staff of the Transportation Planning Section, consistent with the “Transportation
Review Guidelines - Part 1- 2012”. The table below shows the intersections deemed to be critical, as

well as the levels of service (LOS) representing existing conditions:

EXISTING CONDITIONS
Intersection AM PM
(LOS/CLV) (LOS/CLV)
MD 725 @ MD 202 A/801 B/1145
US 301 @ MD 725 C/1189 E/1512

Background Traffic:

Background traffic has been developed for the study area using four approved but un-
built/partially built developments within the study area. A one-percent annual growth rate for a
period of six years has been assumed for through movements along the primary routes. The TIS
also assumed improvements along US 301 which are listed as 100 percent full funding in the
current capital improvement program (CIP) for the County. The critical intersections, when
analyzed with background traffic and CIP-funded lane configurations, operate as follows:

BACKGROUND CONDITIONS
Intersection AM PM
(LOS/CLV) (LOS/CLV)
MD 725 @ MD 202 A/863 C/1236
US 301 @ MD 725 D/1306 F/1642
With CIP improvements A/909 B/1052

Total Traffic:

While the applicant’s statement of justification (SOJ) proposed a range of uses and densities, the TIS
assumed specific density based on applicable rates from the Prince George’s County Guidelines as

shown:
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Page 3
Trip Generation Summary
Land Use AM Peak Hour PM Peak Hour
In Out | Total In Out | Total
254 garden apartments 26 106 132 99 53 152
1,500 square feet retail (ITE-820) 1 0 1 12 12 24
Less pass-by -1 0 -1 -7 -7 -14
Total new trips 26 106 132 104 58 162

Under total traffic, the following critical intersections identified above, when analyzed with the
programmed improvements and total future traffic as developed using the “Transportation Review
Guidelines,” including the site trip generation as described above, operate as follows:

TOTAL CONDITIONS
Intersection AM PM
(LOS/CLV) (LOS/CLV)
MD 725 @ MD 202 A/884 C/1263
US 301 @ MD 725 D/1328 F/1663
With CIP improvements A/927 B/1070
MD 725 @ main site access (residential) * 74.1 seconds 99.9 seconds
Tier 3 - CLV Test B/1110 <100**
MD 725 @ secondary site access (retail) * 0.0 seconds 31.7 seconds

* Unsignalized intersections are analyzed using the Highway Capacity Software. The results show the
intersection delay measured in seconds/vehicle. A maximum delay of 50 seconds/car is deemed acceptable. if
delay exceeds 50 seconds and at least one approach volume exceeds 100, the CLV is computed. A two-part
process is employed for all-way stop-controlled intersections: (a) vehicle delay is computed in all movements
using the Highway Capacity Manual (Transportation Research Board) procedure; (b) if delay exceeds 50
seconds, the CLV is computed. If the CLV falls below 1,150 for either type of intersection, this is deemed to be
an acceptable operating condition. ** The approach volume is projected to be 54 PM peaKk trips.

The results of the analyses show that all of the intersections will operate adequately under total
traffic. The analyses for the MD 725/US 301 intersection were predicated on funded improvements
in the County’s CIP. However, there is a provision in the CIP that the funding will consist of
monetary contributions for the development community. To that end, at the time of the preliminary
plan of subdivision phase of this development, the applicant’s share of that funding will be
determined.

In addition to staff, the TIS was referred out to County and state agencies for review and comment.
Since all of the transportation facilities are under the control of the State Highway Administration
(SHA), representatives of the County have deferred to SHA for comments on these facilities. Staff is
in receipt of a June 18, 2020 letter to Mr. Mike Lenhart (traffic consultant) from Mr. Andre Futrell of
SHA. Below are some of the salient issues expressed by SHA (in italics) along with responses
from staff:
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. The proposed eastern driveway is shown to be located in the merge lane. Relocating the
eastern driveway further to the west, beyond the termination of the merge lane, should be
considered.

Staff response: Staff support this recommendation.

. The justification for two separate driveways along MD 725 is unclear, as the westernmost
driveway is anticipated to see negligible traffic volume. Driveway consolidation is
recommended.

Staff response: Staff support this recommendation.

. A pedestrian activated signal is recommended for crossing MD 725 from the site to existing
retail to the south.

Staff response: Staff concur with this recommendation.

Master Plan and Site Access

The property is in an area where the development policies are governed by the 2013 Approved
Subregion 6 Master Plan and sectional map amendment, as well as the 2009 Approved Countywide
Master Plan of Transportation. The subject property currently fronts on US 301, which is designated
as a master plan arterial road (A-61). The future upgrade will be contained within the existing
right-or-way. The property also fronts on MD 725, which is a master plan primary residential road
(P-608), and no additional right-or-way will be required of either road.

The plan proposes two points of access on MD 725; one access will serve the proposed retail
component towards the westernmost end of the site, while the second (and primary) access, will be
located to the east and closer to the intersection at US 301. The location where the main access is
being proposed, represents a section of MD 725 where the road transitions from two to one
westbound lane along MD 725. Furthermore, that proposed location is not in alignment with any
existing driveways on the south side of MD 725. Staff therefore recommend that the propose main
entrance driveway be shifted further to the west, where it can be in alignment with an existing
driveway on the southside of MD 725. This relocation to the west is also being recommended by
SHA. Staff also shares SHA’s recommendation that the stand-alone driveway for the proposed retail
component should be consolidated with the rest of the development, given the limited trip
generation of this component.

With the recommended relocation of the access point, the overall site may have to be redesigned to
facilitate better on-site circulation.
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Transportation Staff Conclusions

From the standpoint of transportation, it is determined that this plan is acceptable and meets the
findings required for a conceptual site plan as described in the Zoning Ordinance if approved with
the following conditions:

1.

Prior to the issuance of any building permits within the subject property, unless modified at
the time of PPS pursuant to Section 27-546(d)(9):

The following road improvements shall (a) have full financial assurances, (b) have been
permitted for construction through the operating agency’s access permit process, and (c)
have an agreed-upon timetable for construction with the appropriate operating agency:

US 301 @ MD 725 intersection

A.

B.

Provide three through lanes, a double left-turn lane, and a right turn lane at the
northbound approach.

Provide four through lanes, a left-turn lane, and a right turn lane at the southbound
approach.

Provide two through lane, a right turn, and a left turn lane at the westbound
approach.

Provide two left-turn lanes, a shared left-through lane, and a right turn

at the eastbound approach.

At the time of the preliminary plan of subdivision, the applicant’s contribution to the CIP-
funded improvements along US 301 will be determined.
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MEMORANDUM

TO: Henry Zhang, Development Review Division

FROM: Benjamin Ryan, Transportation Planning Section, Countywide Planning Division

VIA: Bryan Barnett-Woods, Transportation Planning Section, Countywide Planning DivisioT%
SUBJECT: Conceptual Site Plan Review for Pedestrian and Bicyclist Transportation Master )

Plan Compliance
The following conceptual site plan (CSP) was reviewed for conformance with the 2009 Approved
Countywide Master Plan of Transportation (MPOT), the 2013 Approved Subregion 6 Master Plan and
sectional map amendment, and Sections 27-274 and 27-546 to provide the appropriate pedestrian and
bicycle transportation recommendations.

Conceptual Site Plan Number: _ CSP-19001

Development Case Name: Marlboro Gateway

Type of Master Plan Bikeway or Trail

Private R.O.W.* _____ PublicUse Trail Easement
PG Co. R.O.W.* __Nature Trails L
SHAR.O.W.* X M-NCPPC - Parks _
HOA ______ Bicycle Parking X
Sidewalks X Trail Access X

Subject to 24-124.01: No

Preliminary Plan Background

Building Square Footage (non-residential) 1,200 - 75,000 SF Commercial/Retail
5,000 - 30,000 SF Office

Number of Units (residential) 100 - 265 Multifamily Units

Abutting Roadways MD 725 (Marlboro Pike), US 301 (Crain
Highway)

Abutting or Nearby Master Plan Roadways MD 725 (Marlboro Pike, P-608), US 301 (Crain
Highway, A-61/F-10)

Abutting or Nearby Master Plan Trails Planned Sidepath: Marlboro Pike
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Planned Shared Roadways: Old Crain Highway
Planned Hard Surface Trail: Collington Branch
Trail

Proposed Use(s) Mixed Use

Zoning M-X-T

Centers and/or Corridors N/A

Prior Approvals on Subject Site N/A

Existing Conditions Sidewalks and Bike Infrastructure

The submitted CSP proposes a mixed-use development of residential, commercial, retail, and/or office
use on 20.98 acres of mostly unimproved property. The subject property is located within the
northwest quadrant of the intersection of MD 725 (Marlboro Pike) and MD 301 and has frontage on
both roads. The subject application is not in a center or corridor and is therefore not subject to Section
24-124.01, the pedestrian and bicycle adequacy legislation, or the Transportation Review Guidelines -
Part 2. The portion of MD 725 in the vicinity of the subject property is a planned 2009 Approved
Countywide Master Plan of Transportation (MPOT) sidepath. There are no sidewalks in place along
either MD 725 or MD 301 where they front the subject property.

Previous Conditions of Approval
There are no prior approvals germane to pedestrian and bicycle transportation on the subject

property.

Proposed Improvements and Conformance with Zoning Ordinance

Per Section 27-542(a)(4) Purposes, “The purposes of the M-X-T Zone are (4) to promote the effective
and optimum use of transit and reduce automobile use by locating a mix of residential and
non-residential uses in proximity to one another and to transit facilities to facilitate walking, bicycle,
and transit use.”

Comment: The proposed development provides a mix of residential and non-residential uses.
However, the commercial portion of this project in the southwest area of the subject property is
disconnected from the residential portion. The submitted plans do not include intra-site access
between the commercial and residential portions of the site. The applicant has indicated that internal
access between the commercial and residential portions of the site is prevented by environmentally
regulated features and that a public sidewalk is anticipated as part of the frontage improvements for
the project, which will connect the two sections. This section of MD 725 includes a master plan
sidepath and staff will recommend this sidepath along the subject site frontage during the subsequent
development applications. For the current application, staff recommend that the conceptual plans be
revised to include conceptual pedestrian access between the commercial and residential portions of
the site, which could be along the recommended MD 725 sidepath.

Per Section 27-546(d)(7), “the pedestrian system is convenient and is comprehensively designed to
encourage pedestrian activity within the development.”

Comment: The submitted plans indicate sidewalk along one side of the access road into the site and in
front of portions of the proposed buildings for the subject site. While staff find that these meet the
design guidelines for conceptual site plans pursuant to Section 27-274(a)(2)(C), staff recommend that
the submitted plans be revised to include conceptual pedestrian access along both sides of the internal
road, and between the three buildings and parking lots.
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These features will contribute to a pedestrian system that is convenient and comprehensively
designed to encourage pedestrian activity within the development. Staff will further examine these
features at the time of preliminary plan of subdivision (PPS) and detailed site plan (DSP).

Furthermore, the proposed subject site is across from an existing fast-food restaurant, convenience
store, and retail store. The applicant’s submission displays the entrance to the subject property along
MD 725 approximately 500 feet west of the intersection of MD 725 and MD 301. Staff recognizes that
pedestrians generally choose the most direct routes to reach their given destinations and will be
unlikely to walk to the intersection of MD 725 and MD 301 to cross MD 725 to gain access to
commercial amenities. Moreover, the intersection of MD 725 and MD 301 does not currently have
marked crosswalks, pedestrian signals, or countdown timers.

Staff coordinated with the Maryland State Highway Administration’s District 3 to examine the
feasibility of a mid-block crossing at this location. In an email (Yelin to Macfarlane, 6/8/2020), SHA
noted the following:

...while a crosswalk so close to the US 301/MD 725 intersection is not ideal, we agree that it is
likely people from the development would cross directly to the McDonalds. Therefore, District
3 Traffic's recommendation is that the development entrance be moved as far west as possible
to improve sight distance to the crosswalk. We do not recommend a signal/HAWK so close to
the US 301 intersection, but a rectangular rapid flashing beacon (RRFB) would be a reasonable
way to bring attention to pedestrians crossing at this crosswalk. However, if there is not some
way to channel pedestrians from the development to the crosswalk such as landscaping or
fencing, the effectiveness of the RRFB and crosswalk will be poor.

Since the only access point in to and out of the subject site is the entrance on MD 725, the proposed
pedestrian network will channel pedestrians to the crossing. A rectangular rapid flashing beacon
(RRFB) is a pedestrian actuated light which flashes in an irregular pattern that is effective at increasing
motorists yielding to pedestrians. Staff find that this style of crossing will also encourage pedestrian
activity. Staff recommend that the applicant revise the site plans to include a conceptual mid-block
crosswalk and pedestrian beacon crossing MD 725 at the subject site and staff will review these
recommendations in further detail at the time of subsequent development applications.

SHA has also indicated that they are examining lowering the posted speed limit from 30 mph to 25
mph along MD 725 at its intersection with MD 301, which would better establish a pedestrian-friendly
road network.

Master Plan Recommendations
This development case is subject to 2009 Approved Countywide Master Plan of Transportation (MPOT),
which recommends the following facilities:

e Planned sidepath along Marlboro Pike

Comment: As noted above, staff recommend that the applicant review the submitted plans to include
the conceptual pedestrian access along MD 725. Staff will review in further detail the master plan side
(path along MD 725 (Marlboro Pike) at the time of subsequent development applications.

The MPOT provides policy guidance regarding multimodal transportation and the Complete Streets
element of the MPOT recommends how to accommodate infrastructure for people walking and

bicycling:

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

Policy 2: All road frontage improvements and road capital improvement projects within the
Developed and Developing Tiers shall be designed to accommodate all modes of
transportation. Continuous sidewalks and on-road bicycle facilities should be included to the
extent feasible and practical.

Policy 4: Develop bicycle-friendly roadways in conformance with the latest standards and
guidelines, including the 1999 AASHTO Guide for the Development of Bicycle Facilities.

Policy 5: Evaluate new development proposals in the Developed and Developing Tiers for
conformance with the complete streets principles.

Comment: The property falls in the developing tier and will require sidewalks on both sides of all new
internal roads. The applicant’s submission only displays a sidewalk along the western and northern
frontage of the internal road. As noted above staff recommend that the submitted plans be revised to
include conceptual pedestrian access throughout the subject site. During preliminary plan of
subdivision (PPS) and detailed site plan staff will review the pedestrian and bicyclist facilities in
further detail, including the provision of sidewalks on both sides of all internal roads, a minimum
eight-foot-wide sidepath along MD 725, and bicycle parking.

The Transportation Systems Section of the 2013 Approved Subregion 6 Master Plan and sectional map
amendment makes the following recommendations:

e Bicycle signage and safety improvements (if necessary) should be incorporated into any
frontage improvements along designated shared-use roadways. Appropriate bikeway
improvements may include paved shoulders, designated bike lanes, signage, and wide outside
curb lanes. (p.107)

Comment: At the time of PPS and DSP, bicycle related improvements including bicycle parking,
signage, and roadway cross section will be reviewed. As previously mentioned, MD 725 in the vicinity
of the subject property is an MPOT planned sidepath.

Conclusion:

Based on the findings presented above, staff conclude that the pedestrian and bicycle site access and
circulation of this plan is acceptable, pursuant to Sections 27-276(b) and 27-546(d), for a conceptual
site plan and for a conceptual site plan in the M-X-T Zone, if the following conditions are met:

1. Prior to certification, the applicant and the applicant’s heirs, successors, and assignees shall
revise the plans to provide the following:

a. A conceptual pedestrian crossing of MD 725 using a rectangular rapid flashing beacon (RRFB)
originating at the entrance of the proposed development.

b. Conceptual pedestrian access between the residential and commercial portions of the site, and
to adjacent properties along MD 725.

c. Conceptual pedestrian access along both sides of the internal driveway or road, and between
the buildings and parking lot on the subject site.
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June 22,2020

MEMORANDUM

TO: Henry Zhang, Master Planner, Urban Design Section, DRD

VIA: Megan Reiser, Supervisor, Environmental Planning Section, CWPD

FROM: Chuck Schneider, Planner Coordinator, Environmental Planning Section, CWPD
SUBJECT: Marlboro Gateway; CSP-19001 and TCP1-011-2020

The Environmental Planning Section (EPS) has reviewed the above referenced Conceptual Site Plan (CSP)
and a Type 1 Tree Conservation Plan (TCP1) stamped as received on May 15, 2020. Verbal and written
comments were provided in a Subdivision Development Review Committee (SDRC) meeting on May 29,
2020. Revised information was received on June 15, 2020. The Environmental Planning Section
recommends approval of CSP-19001 and TCP1-011-2020 based on the conditions listed at the end of this
memorandum.

Background

Review Associated Tree Authority Status Action Resolution
Case # Conservation Date Number
Plan #
NRI-093-2018 | N/A Staff Approved | 8/3/2018 | N/A
CSP-19001 TCP1-011-2020 | Planning Board | Pending | Pending Pending

Proposed Activity

The applicant is requesting approval of a Conceptual Site Plan and a Type 1 Tree Conservation Plan
(TCP1-011-2020) for the construction of a mixed-use development consisting of multi-family residential
units and commercial /retail space. The TCP1 shows four proposed structures (residential and
commercial), infrastructure (road layout, surface level parking, water and sewer lines, and outfall
locations), woodland conservation areas, specimen trees and proposed clearing.
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Grandfathering

This project is subject to the current regulations of Subtitles 24, 25 and 27 that came into effect on
September 1, 2010 and February 1, 2012 because the application is for a new Conceptual Site Plan and
there are no previous approvals.

Site Description

This 20.98-acre site is zoned M-X-T and is located off the northwest corner of Robert Crain Highway (MD
Route 301) and Marlboro Pike (MD Route 725) in Upper Marlboro. The project area is comprised of nine
parcels: Parcel 102 (Tax ID 0205146), Parcel 103 (Tax ID 0248898), Parcel 104 (Tax ID 0231159), Parcel
106 (Tax ID 0215053), Parcel 107 ID 0198168), Parcel 108 (Tax ID 0198150), Parcel 146 (Tax ID
0228916), Lot 1 and 2 (Tax ID 0215061), and Part of Lot 17 (Tax ID 0200832). A review of the available
information indicates that Regulated Environmental Features (REF) such as 100-year floodplain, a stream
and its buffer, wetlands and associated buffers are present on-site. A large on-site swale is currently
shown as an ephemeral stream system. The soil types found on-site according to the United States
Department of Agriculture Natural Resources Conservation Services (USDA NRCS) Web Soil Survey (WSS)
are Adelphia-Holmdel complex, Collington-Wist complex, Collington-Wist-Urban land complex,
Marr-Dodon complex, Udorthents-Urban land complex and Widewater-Issue soils. Christiana clays does
not occur on or in the vicinity of this site, but Marlboro clay has been identified throughout the eastern
half of the project area. According to the Sensitive Species Project Review Area (SSPRA) map received
from the Maryland Department of Natural Resources Natural Heritage Program (DNR NHP) and used on
PGAtlas, there are Rare, Threatened, or Endangered (RTE) species found to occur on or near this
property. During the Natural Resource Inventory review process, a March 8,2018 letter was submitted
from the Maryland Department of Natural Resources (MD DNR) Wildlife and Heritage Service. This MD
DNR letter states that there are no known Rare, Threatened, or Endangered (RTE) species found to occur
on or near this property. There is a long flat area located in the eastern portion of the site that falls to the
north and south into two large stream valleys. These two valleys empty out to a large wetland and
floodplain system associated with Collington Branch to the west. The portion of the site located along
Marlboro Pike contains a ridgeline which drains to Marlboro Pike on one southeast side and to the
wetland and floodplain system mentioned above on the northwest. This site is in the Collington Branch
sub-watershed that flows into the Western Branch watershed located within the Patuxent River basin.
The site has frontage on Robert Crain Highway (MD Route 301), which is identified as a Master Plan
Arterial Roadway and Marlboro Pike (MD Route 725), which is identified as a Primary Collector Roadway.
Marlboro Pike is identified as an historic roadway. The site is located within the Environmental Strategy
Area 2 of the Regulated Environmental Protection Areas Map as designated by Plan Prince George’s 2035
Approved General Plan. According to the Countywide Green Infrastructure Plan of the approved the
Approved Prince George’s County Resource Conservation Plan, (May 2017) almost the entire project area,
except for several small areas along Marlboro Pike, is identified as either Resource or Evaluation Areas.

Environmental Review

Natural Resource Inventory Plan/Existing Features

A Natural Resource Inventory, NRI-093-2018, was approved on August 3, 2018, and provided with this
application. The site contains 100-year floodplain, a stream, wetlands, and their associated buffers which
comprise the Primary Management Area (PMA). A long stream system is located in a large valley

formation in the southern portion of the site. This stream has been shown as ephemeral on the NRI and
TCP1 and is therefore not considered a Regulated Environmental Features (REF) at this time; however,
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further discussion regarding this stream is provided under the Preservation of Regulated Environmental
Features section of this memo. The on-site floodplain area is associated with Collington Branch to the
west. There are 50 specimen trees scattered throughout the property. The TCP1 and the CSP show all the
required information correctly in conformance with the NRI.

No revisions are required for conformance to the NRI.
Woodland Conservation

This property is subject to the provisions of the Prince George’s County Woodland and Wildlife Habitat
Conservation Ordinance (WCO) because the property is greater than 40,000 square feet in size and it
contains more than 10,000 square feet of existing woodland. A Type 1 Tree Conservation Plan
(TCP1-011-2020) was submitted with the CSP application.

Based on the TCP1 submitted with this application, the site’s gross area is 20.98 acres, contains 10.95
acres of woodland in the net tract, 3.68 acres of wooded floodplain and has a woodland conservation
threshold of 1.93 acres (15 percent). The Woodland Conservation Worksheet proposes the removal of
5.46 acres in the net tract area for a woodland conservation requirement of 3.29 acres. According to the
TCP1 worksheet the requirement is proposed to be met with 5.20 acres of woodland preservation
on-site. The forest stand delineation (FSD) has identified 50 specimen trees on-site. This application
proposes the removal of 10 specimen trees.

Technical revisions to the TCP1 are required prior to signature approval.
Specimen Trees

Section 25-122(b)(1)(G) requires that “Specimen trees, champion trees, and trees that are part of a
historic site or are associated with a historic structure shall be preserved and the design shall either
preserve the critical root zone of each tree in its entirety or preserve an appropriate percentage of the
critical root zone in keeping with the tree’s condition and the species’ ability to survive construction as
provided in the Technical Manual.”

The site contains 50 specimen trees with the ratings of good (specimen trees 2, 6, 43, and 47), fair
(specimen trees 1,5, 7,9, 10, 11, 12,13, 14, 15, 16, 18, 19, 22, 23, 24, 25, 26, 27, 28, 29, 30, 31, 35, 37, 39,
40,41, 42, 45, 46, and 48), and poor (specimen trees 3, 4, 8, 17, 20, 21, 32, 33, 34, 36, 38, 44, 49, and 50).
The current design proposes to remove 10 specimen trees throughout the project area. A full evaluation
of the need to remove specimen trees has not been completed with the current CSP application. A full
evaluation regarding specimen tree removal should be provided at a later stage of development review
when more detail with regard to the necessary infrastructure to develop the site can be provided, such as
building locations and location of stormwater management (SWM) facilities as well as an evaluation of
any soils restrictions that may be necessary due to the presence of Marlboro Clay.

Since no variance to remove specimen trees was provided, prior to certification, the TCP1 shall be revised
to show all specimen tree being saved in the specimen tree table and legend.

Review of Subtitle 25 Variance Request

No Subtitle 25 variance application or statement of justification in support of a variance was submitted
with this application.
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Preservation of Regulated Environmental Features/Primary Management Area (PMA)

The site contains Regulated Environmental Features (REF). According to the applicant, no impacts to the
Primary Management Area (PMA) are proposed for a road crossing, utility extensions, or for SWM
outfalls. A further review of the TCP1 shows that there is a proposed water line impacting the PMA
adjacent to Crain Highway. No statement of justification has been received for the proposed impact. The
site design is conceptual in nature, but the proposed development envelope has been shown abutting the
PMA limits. There are several retaining walls adjacent to the PMA shown on the TCP1. These wall
structures are required to be installed 10 feet away from the PMA. No PMA impacts are being approved
with this TCP1 and CSP. More detailed information is required to be submitted during the Preliminary
Plan of Subdivision process, when the PMA impacts can be reviewed in more detail.

The southern portion of the site has a valley with a water course starting from an outfall structure near
Crain Highway and drains in an easterly direction until it is slowed by a flat wetland and floodplain
system associated with Collington Branch. This swale has been identified as an ephemeral stream channel
by the applicant. The stream system appears to change hydrology features throughout the watercourse.
The applicant was requested at the SDRC meeting to provide verification from the Maryland Department
of the Environment regarding the stream classification (intermittent or ephemeral) of the stream. On June
15, 2020, the applicant provided a more in-depth study of the stream section and still identifies the
stream system as an ephemeral channel. Staff has reviewed the additional stream information and still
believes that are portions of the stream that exhibit intermittent stream characteristics. A stream
determination must be determined by the Maryland Department of the Environment.

Soils - Unsafe Soils

The predominant soils found to occur on-site according to the United States Department of Agriculture,
Natural Resources Conservation Service (USDA NRCS), Web Soil Survey are Adelphia-Holmdel complex,
Collington-Wist complex, Collington-Wist-Urban land complex, Marr-Dodon complex, Udorthents-Urban
land complex and Widewater-Issue soils. Christiana clays do not occur on or in the vicinity of this site, but
Marlboro clay has been identified throughout the eastern half of the project area.

Marlboro Clay is known to be an unstable, problematic geologic formation. The presence of this formation
raises concerns about slope stability and the potential for constructing buildings on unsafe land. A
geotechnical report is required for the subject property in order to evaluate the areas of the site that are
unsuitable for development without mitigation.

Because a detailed structure configuration and grading studies are not required with this phase of the
development process, it is not practical to discuss specific details with respect to grading, or the placement
of structures, infrastructure and stormwater management devices at this time. A geotechnical soils report
dated September 18, 2017 was submitted for review on June 15, 2020. This report has been provided to
the Prince George’s County Department of Permits Inspection and Enforcement (DPIE) for further review
and comments. DPIE released a techno-gram entitled “Geotechnical Guidelines for Soil Investigations and
Reports” for Site/Road grading permits in or near Over Consolidated Clays for guidance on how to evaluate
and work within Marlboro Clay. No DPIE comments about the presence of Marlboro clay or the report have
been received at this time.

Stormwater Management

An unapproved Stormwater Management Concept plan was submitted with the subject application.
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Currently, the Stormwater Management Concept plan is under review by DPIE and the concept number is
2715-2020. Proposed SWM features include one grass swale, pervious pavers and 14 mico-bioretention
facilities. Submittal of an approved SWM concept plan and approval letter showing the proposed
buildings, interior roads, and surface parking will be required with the Preliminary Plan of Subdivision.

Summary of Recommended Findings and Conditions

The Environmental Planning Section recommends approval of Conceptual Site Plan CSP-19001 and
TCP1-011-2020 subject to the following conditions:

Recommended Findings:
1. The Regulated Environmental Features (REFs) on the subject property have been preserved to the
fullest extent possible based on the limits of disturbance shown on the TCP1. No impacts are

proposed with this application.

Recommended Condition:

1. Prior to certification of the Conceptual Site Plan, the TCP1 shall be revised as follows:
a. Add the assigned plan number, TCP1-011-2020, to the approval block, woodland
conservation worksheet and all appropriate areas where the TCP1 is listed.
b. Revise the approval block on both sheets to be slightly larger for a readable signature.
C. Revise the legend to remove label and symbol “cleared (woodlands cleared)”.
d. Revise the legend wording from “specimen tree to be retained” to “specimen tree

proposed for removal- not with this CSP/TCP1.”

Revise the legend and plan view to show a bright colored symbol for “Marlboro Clay.”
Add alabel for “north” and “south” bound Robert Crain Highway.

Revise the stream buffer to stop at the wetland buffer.

Revise the revise the limits of disturbance and specimen tree table to show all specimen
trees as saved

Add a revision date to the TCP1 and have the revised plan signed and dated by the
qualified professional who prepared it.

S e

—n

2. At the time of preliminary plan application for this site, the applicant shall submit an approved
SWM concept plan and approval letter.

3. At the time of preliminary plan application for this site, the applicant shall submit a Geotechnical
Report for review and approval by the Prince George’s County Department of Permitting,
Inspections, and Enforcement (DPIE) to confirm the elevation of the Marlboro clay and determine
the slope stability factor.

4. Prior to preliminary plan approval, the TCP1 shall be revised to include the limits of the Marlboro
clay as determined by an approved evaluation by DPIE.

5. Prior to Conceptual Site Plan certification and prior to acceptance of the preliminary plan, the
applicant shall provide a written determination from the Maryland Department of the
Environment regarding the stream classification (intermittent or ephemeral) for the channel
located along the southern boundary of the subject property. Should the stream classification
change based on MDE’s determination, any required stream buffers shall be shown on a revised
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NRI and all associated plans.
6. Prior to the issuance of any permits which impact wetlands, wetland buffers, streams or Waters of
the U.S,, the applicant shall submit copies of all federal and state wetland permits, evidence that

approval conditions have been complied with, and associated mitigation plans.

If you have any questions concerning these comments, please contact me at 301-883-3240 or by e-mail at
Alwin.schneider@ppd.mncppc.org.
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Date:

To:

From:

Re:

HEALTH

DEPARTMENT

Prince George's Counlty

Division of Environmental Health/Disease Control

June 17, 2020

Henry Zhang, Urban Design, M-NCPPC

Adebola'?i&epoju, Environmental Health Specialist, Environmental Engineering/ Policy
Program

CSP-19001, Marlboro Gateway

The Environmental Engineering / Policy Program of the Prince George’s County Health
Department has completed a desktop health impact assessment review of the conceptual site plan
submission for Marlboro Gateway and has the following comments / recommendations:

1s

Conversion of large areas of open space into impervious surface is proposed. Demonstrate
that the site is in compliance with the County’s Watershed Implementation Plan (WIP).

Increased traffic volumes in the area can be expected as a result of this project. Published
scientific reports have found that road traffic, considered a chronic environmental stressor,
could impair cognitive development in children, such as reading comprehension, speech
intelligibility, memory, motivation, attention, problem-solving, and performance on
standardized tests.

Several large-scale studies demonstrate that increased exposure to fine particulate air
pollution is associated with detrimental cardiovascular outcomes, including increased risk
of death from ischemic heart disease, higher blood pressure, and coronary artery
calcification.

The site is located within 500 feet of a major arterial road at the intersection of US Route -
301 Robert Crain Highway and MD 725 — Marlboro Pike. There is an emerging body of
evidence indicating that fine particulate air pollution from traffic is associated with
childhood asthma. Also, published scientific reports have found that road traffic,
considered a chronic environmental stressor, could impair cognitive development in
children, such as reading comprehension, speech intelligibility, memory, motivation,
attention, problem-solving and performance on standardized tests.

Noise can be detrimental to health with respect to hearing impairment, sleep disturbance,
cardiovascular effects, psycho-physiologic effects, psychiatric symptoms, and fetal

development. Sleep disturbances have been associated with a variety of health problems,
such as functional impairment, medical disability, and increased use of medical services

Environmental Engineering/Policy Program

Largo Government Center

9201 Basil Court, Suite 318, Largo, MD 20774

Office 301-883-7681, Fax 301-883-7266, TTY/STS Dial 711
www.princegeorgescountymd.gov/health
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even among those with no previous health problems. The applicant should provide details
regarding modifications/adaptations/mitigation as necessary to minimize the potential
adverse health impacts of noise on the susceptible population.

6. There are less than five existing carry-out/convenience stores food facilities and no
grocery stores markets within a %2 mile radius of this site. A 2008 report by the UCLA
Center for Health Policy Research found that the presence of a supermarket in a
neighborhood predicts higher fruit and vegetable consumption and a reduced prevalence
of overweight and obesity. The applicant should consider designating
commercial/retail space for a food facility that provide healthy food options to the
residents living within the residential space.

7. During the construction phases of this project, noise should not be allowed to adversely
impact activities on the adjacent properties. Indicate intent to conform to construction
activity noise control requirements as specified in Subtitle 19 of the Prince George’s
County Code.

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

9. Recent case studies demonstrate the value of stakeholder input in enhancing positive
outcomes of health impact assessment review. The developer should identify and actively
engage project stakeholders during the development review process.

If you have any questions or need additional information, please contact me at 301-883-7677 or
aoadepoju@co.pg.md.us.
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INTER-OFFICE MEMORANDUM
PRINCE GEORGE’S COUNTY
POLICE DEPARTMENT

MEMORANDUM

DATE: May 28, 2020
TO: Planning Coordinator, Urban Design Application Section
Development Review Division
FROM: Captain Wendy Contic, Assistant Commander, Planning & Research Division
SUBJECT: CSP-19001- Marlboro Gateway

Upon review of the site plans, there are no comments at this time.
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Department of Parks and Recreation
6600 Kenilworth Avenue Riverdale, Maryland 20737
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]

MEMORANDUM
DATE:  June 29, 2020

TO: Henry Zhang
Urban Design Section

Via: Helen Asan, Land Acquisition/ Development Supervisor
Park Planning and Development Division

Department of Parks and Recreation HA

FROM:  Paul J. Sun, Land Acquisition Specialist
Park Planning and Development Division
Department of Parks and Recreation

SUBJECT: CSP-19001- Marlboro Gateway

The Department of Parks and Recreation (DPR) staff has reviewed the subject Conceptual Site
Plan (CSP) application. Our review considered the recent re-zoning of the property along with
the requirements and regulations of the 2013 Approved Subregion 6 Master Plan and Sectional
Map Amendment, the Formula 2040: Functional Master Plan for Parks, Recreation and Open
Space, and Prince George’s County Zoning Ordinance. as they pertain to public parks and
recreation.

FINDINGS

The subject property is comprised of 20.98 acres, located in the northwest quadrant of the
intersection of US 301 (Crain Highway) and MD 725 (Marlboro Pike). The subject property
was rezoned to M-X-T (Mixed-Use Development) as part of the sectional map amendment in
the 2013 Approved Subregion 6 Master Plan. The subject property is not adjacent to any M-
NCPPC parkland. The subject property is located in between two community centers: Patuxent
Community Center (approximately 3 miles to the northeast) and Upper Marlboro Community
Center (approximatelyl mile southwest). Developed parks in proximity include Beech Tree
West Park, which contains a football/soccer field and a small parking lot and Marlboro
Meadows Park, which includes a playground, two tennis courts, a full basketball court, two
softball fields, and a football/soccer field. The subject development also located approximately
1 mile from School House Pond, and 1.5 miles from Sasscer Park, which contains a lighted
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track and football field, two softball fields, a lighted baseball field and a multipurpose
football/soccer field.

The Conceptual Site plans indicate that there will be 100-265 multi-family units, 1,200-1,500
square feet of commercial/retail space along 5,000-30,000 square feet of office space that is
proposed for development on this property. CSP submission indicate that the residential portion
of the development will have a potential to generate approximately 600 new residents.

Since the development contains a residential component, Mandatory Dedication of Parkland
will be required at the time of Preliminary Plan of Subdivision (PPS). The current analysis by
DPR staff indicates that this development be subject to a Mandatory Dedication requirement of
2.79 acres of parkland. At the time of PPS for this development, DPR staff will continue to
evaluate the Mandatory Dedication of Parkland as required by the Prince George’s County
Subdivision Ordinance.

The applicant’s current proposal is to provide on-site recreational facilities for the proposed
mixed-use development to meet the Mandatory Dedication requirements at the time of the PPS.
Public amenities proposed include outdoor seating, bike racks and benches. Additionally, the
Conceptual Site Plan calls for a “green area” to complement other site activity areas. DPR staff
suggests the applicant consider adding some active recreational components to the green area
with the future submissions of this project.

Lastly, The Countywide Master Plan of Transportation calls for a planned trail along Marlboro
Pike (MD 725) at the southern boundary of the property. The trail will connect with a planned
trail along the Collington Branch Stream Valley Park heading toward the Balmoral and Beech
Tree communities. The trail will also connect with a planned bike route along MD 725 leading
toward the Town of Upper Marlboro and a planned trail along the Western Branch.

In conclusion, DPR staff has no objection to the approval of the above referenced CSP with
understanding that the final determination of Mandatory Park Dedication of parkland, private
recreational facilities on site, or fee in lieu of mandatory dedication of parkland will be
determined at the time of the PPS submission.
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THE PRINCE GEORGE’S COUNTY GOVERNMENT g -
Department of Permitting, Inspections and Enforcement DPI

Slte/ RO ad Plan ReVieW D ivision DEPARTMENT OF PERMITTING,
INSPECTIONS AND ENFORCEMENT

o Ll

Angela D. Alsobrooks
County Executive

MEMORANUM

June 5, 2020

TO: Henry Zhang, Urban Design Section
Development Review Division, M-NCPPC
FROM: Mary C. Giles, P.E. Associate Directoayh@/// .
Site/Road Plan Review Division, DPIE c e 7112020
RE: Marlboro Gateway
Conceptual Site Plan CSP-19001
CR: Marlboro Pike (MD 725)
CR: Crain Highway (US 301)

In response to the Conceptual Site Plan No. CSP-19001
referral, the Department of Permitting, Inspections and
Enforcement (DPIE) offers the following:

- The property is located on the north side of Marlboro Pike
(MD 725) and about 1,000 feet west from its intersection
with Crain Highway (US 301).

- Marlboro Pike and Crain Highway (US 301) are state-
maintained roadways; therefore, right-of-way dedication and
roadway improvements are to be coordinated with the Maryland
State Highway Administration (SHA) staff.

- All of the studied intersections are under the jurisdiction
of the Maryland Department of Transportation State Highway

Administration (SHA). Therefore, we defer all comments to
the MDOT SHA.

- Sidewalks are required along all roadways within the
property limits in accordance with Sections 23-105 and 23-
135 of the County Road Ordinance. Any new sidewalk
installation is to match existing sidewalks in the area.

Additionally, sidewalks must be kept open for pedestrians at
all times.

9400 Peppercorn Place, Suite 230, Largo, Maryland 20774
Phone: 301.636.2060 ¢ http://dpie.mypgc.us ¢ FAX: 301.925.8510
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Henry Zhang
June 5, 2020
Page 2

- Private roads shall be at least 22’ wide, bonded and
permitted in accordance with applicable County codes,
standards and specifications.

- The proposed private streets are not to be maintained by
Prince George’s County Department of Public Works and
Transportation (DPW&T) .

- Street construction or fine grading permits are required for
the proposed private internal roadways.

- Compliance with DPW&T’s Utility Policy is required. Proper
temporary and final patching and the related mill and
overlay in accordance with the established “DPW&T’s Policy
and Specification for Utility and Maintenance Permits” are
required.

- The site layout and proposed impervious area of the
Conceptual Site Plan is consistent with the Site Development
Concept Plan 2715-2020-0, which still is under review.
However, the Conceptual Site Plan does not show the proposed
location of stormwater management facilities.

- All stormwater management facilities and drainage systems
are to be constructed in accordance with the Specifications
and Standards of DPIE and DPW&T. Technical approval of all
proposed stormwater managment facilities are required prior
to permit issuance.

- A 100 year floodplain delineation shall be reviewed and
approved for this site. The 100 year floodplain delineation
shall be shown on the CSP and proposed development shall be
moved out of the existing 100 year floodplain limits.

- A soils investigation report, which includes subsurface
exploration and a geotechnical engineering evaluation for
stormwater management and onsite grading, is required. This
site contains Marlboro Clay. As such a detailed
geotechnical study, with slope stability evaluation and
definition of the 1.5 factor of safety shall be submitted
prior to the Preliminary Plan of Subdivision. The proposed
development shall be moved out of the 1.5 factor of safety
zone. Storm drain systems shall be extended below the
Marlboro clays and to stable outfalls. The stormwater
management program shall propose BMPs that located below the
clays where possible and that are watertight and suitable
for Marlboro clays.
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Henry Zhang
June 5, 2020
Page 32

- The proposed development will require a Site Development
Fine Grading permit.

If you have any questions or require additional information,
please contact Mr. Mariwan Abdullah, District Engineer for the
area, at 301.883.5710.

MA:SJ:dar

cc: Rene’ Lord-Attivor, Chief, Traffic Engineering, S/RPRD, DPIE

Mariwan Abdullah, P.E., District Engineer, S/RPRD, DPIE

Salman Babar, CFM, Engineer, S/RPRD, DPIE

MJ Labban, Engineer, S/RPRD, DPIE

Yonas Tesfai, P.E., Engineer, S/RPRD, DPIE

Selam Jena, Engineer, S/RPRD, DPIE

Rodgers Consultin, 1101 Mercantile Lane, Suite 280, Upper
Marlboro, Maryland 20774

Green Century Partners, LLC, 7419 Baltimore Annapolis
Boulevard Glen Burnie, Maryland 21061
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AGENDA ITEM: 6
AGENDA DATE: 7/23/2020

Additional Back-up
For

CSP-19001
Marlboro Gateway
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MARLBORO GATEWAY
CSP-19001

RECOMMENDATION

Based upon the foregoing evaluation and analysis, the Urban Design staff recommends that the
Planning Board adopt the findings of this report and APPROVE Conceptual Site Plan CSP-19001 and
Type 1 Tree Conservation Plan TCP1-011-2020 for Marlboro Gateway, subject to the following
conditions:

1. Prior to certificate approval of the conceptual site plan, the following revisions shall be
made, or information shall be provided:

* * * * * #® * * *

o o o
development—Show conceptual pedestrian access arrows crossing MD 725
(Marlboro Pike) at the conceptual entrance of the proposed development. and
between all pods on the site and adjacent properties along MD 725 (Marlboro
Pike). subject to the final locations and design at the time of DSP and subiject to
applicable permitting agency approval.

e——Provide-a-conceptual-pedestrian-nccess-between-allpods-on-the-site-and-o

* # # * * * # * #*
2, Prior to acceptance of the preliminary plan of subdivision for this site, the applicant shall:
* * * % * * * * *

3. At the time of detailed site plan, the applicant shall:

# * * * * * * * #

b. Consider Pprovideing commercial/retail, office uses, and/or other public-oriented
functions at the street level fronting MD 725 (Marlboro Pike) to activate the street.

* * #* # * * * # s
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KEY:

Underline indicates language added to findings/conditions;

Strikethreush indicates language deleted from findings/conditions;

Asterisks *** indicate intervening existing findings/conditions that remain unchanged.
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ITEM: 6

PGCPB MTG: 7/23/2020

From: Rhonda Joseph <rjoseph bj@yahoo.com>

Sent: Tuesday, July 21, 2020 1:11 PM

To: PGCPB <PGCPB@MNCPPC.ORG>; Prince George's County Council District 9
<district9@pgccouncil.us>

Subject: Proposed Marlboro Gateway: No more houses!!!

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Greetings,

Regarding the addition of multi family units as part of the proposed Marlboro
Gateway: I'm all for more businesses, but houses?! No! Gov Hogan’s Brother?!? No!
This must be a conflict of interest!

We can’t continue to allow developers to “ease in” and build houses, leaving residents
starved of the strong commercial base from which to build revenue. They’ll keep going
unless we stop them! Every decision matters!

Thank you for your service to our community,

Rhonda Joseph
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Prince George’s County Planning Board
14741 Governor Oden Bowie Dr.
Upper Marlboro, MD 20772

Planning Board Members:

My name is Lauren Lynn. | am a life-long Marylander and was born and raised in
Upper Marlboro and attended the local public schools. After graduate school, |
relocated to Southern Maryland to be closer to work but nearly every weekend |
found myself coming back to Upper Marlboro and Bowie for their amenities.
After living in Southern Maryland for several years, | decided to sell my home and
move back to the Upper Marlboro area. In September of 2019, | purchased a
home in BeechTree because of its great location and natural beauty. Although
the property taxes in Prince George’s County are significantly higher than those of
other Maryland counties, | knew that Upper Marlboro was where | wanted to be.

When | recently found out about the proposed Peerless Developments and
“Marlboro Gateway” | was very concerned. Route 301 gets a lot of traffic and
often has traffic congestion during the afternoon rush hour. With the new
development Locust Hill, the Amazon Warehouse and now the “Marlboro
Gateway” traveling on route 301 will be a nightmare! Does the county plan to
enhance the infrastructure to accommodate all of this new construction? It is my
fear that the Upper Marlboro/Bowie portion of 301 will look like the extremely
congested Brandywine/Waldorf section of 301.

A home purchase is generally the biggest purchase of a person’s life. It is a major
investment and is often considered the American dream. As an Upper Marlboro
resident, | worry that the value of my home will decrease if low income
apartments are constructed half a mile away. One of the benefits of home
ownership is having your property value increase over time. If and when | decide
to sell my home, | do not want the value to be decreased because of low income
housing in such close proximity to $500,000 to $1,000,000 homes.

The conceptual site plan for Marlboro Gateway also proposes retail space. | am
concerned that the retail space will consist of yet another discount/dollar store,
beauty supply, nail salon or other low-end stores which seem to be prevalent in
the area. We do not need that type of retail in our community as there is enough
right off of 301 between Marlton and Bowie.
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| know that the County recently received a property tax waiver from the state of
Maryland to help with the funding of the construction of the Peerless/Marlboro
Gateway project but | oppose this project in its entirety and you will be hearing
from other voting residents in Upper Marlboro in the near future.
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