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RESOLUTION
WHEREAS, Summerfield Investors, LLLP is the owner of a 11.34-acre parcel of land known as
Tax Map 67 Grid B3, and is part of Outlot 1, said property being in the 13th Election District of Prince
George’s County, Maryland, and being zoned Local Activity Center (L-A-C) and Development District
Overlay (D-D-0); and

WHEREAS, on March 9, 2015, Summerfield Partners, LLC filed an application for approval of a
Preliminary Plan of Subdivision for 52 lots and 7 Parcels; and

WHEREAS, the application for approval ot the aforesaid Preliminary Plan of Subdivision, also
known as Preliminary Plan 4-14001 for Summerfield at Morgan Station, Phase 3, was presented to the
Prince George’s County Planning Board of The Maryland-National Capital Park and Planning
Commission by the staff of the Commission on July 9, 2015, for its review and action in accordance with
the Land Use Article of the Annotated Code of Maryland and the Regulations for the Subdivision of Land,
Subtitle 24, Prince George’s County Code; and

WHEREAS, the staff of The Maryland-National Capital Park and Planning Commission
recommended APPROV AL of the application with conditions; and

WHEREAS, on July 9, 2015, the Prince George’s County Planning Board heard testimony and
received evidence submitted for the record on the aforesaid application.

NOW, THEREFORE, BE IT RESOLVED, that pursuant to the provisions of Subtitle 24, Prince
George’s County Code, the Prince George’s County Planning Board APPROVED Type 1 Tree
Conservation Plan (TCP1-027-03-03), and further APPROVED Preliminary Plan of Subdivision 4-14001,
including a Variation from Section 24-121(a)(4), for lot depth and a Variance to Section 25-122(b)(1)}(G)
for the removal of four specimen trees with the following conditions:

454 Prior to signature approval of the preliminary plan of subdivision (PPS), the plan shall be revised
to make the following technical corrections:

a. Combine and modify General Notes 24 and 25 to reflect “Water and Sewer Category 4.”
b. Label “Denial of Access” along the property frontage on Garrett A Morgan Boulevard.
c. Add to General Note 23 the date of the Stormwater Management Concept Approval.

d. Revise General Note 16 to reflect Breakdown of proposed dwelling unit by type:

52 Lots for townhouse dwelling units and 7 Parcels.
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€. Revise General Note 19 to reflect “Minimum lot width at front building line and front
street line: 16-foot width for interior lots and 22-foot width for exterior lots.”

f. Add General Note 36 “Variation was approved from Section 24-121(a)(4) for lot depth
under 150 feet for 30 lots, specifically Lots 15-16 and 25 through 52.”

g. Identify the location of the proposed tot-lot or equivalent community gathering space on

Parcel B which may include a gazebo and two benches.
Prior to signature approval of the Preliminary Plan, the TCP1 shall be revised as follows:
a. Revise the note below the worksheet to include the floodplain study number (200340).

b. Revise the land area covered by the TCP1 to be consistent with previous approvals. The
worksheet and associated notes shall be revised.

¢ Revise the worksheet to ensure that all areas in the total column are consistent with the
areas for the overall site at the top of the worksheet and the plan, and to ensure that the
calculations reflect the addition of floodplain.

d. Revise the approval block to reflect the following:
Prince George's County Planning Department, M-NCPPC
Environmental Planning Section
TREE CONSERVATION PLAN APPROVAL
" TCP1-027-03
Approved by Date DRD Case
00 Robert Metzger 3/1/2005 CDP-0301
01 Robert Metzger 9/29/2004 4-03124
02 Robert Metzger 2/25/2005 4-04032
03 4-14001
04
05
06
& Show the treeline clearly on all plan sheets.
f. Remove all Forest Stand Delineation information from the plan.
g. Revise the legend on each sheet so that the linetype scale for each symbol is consistent

with the scale of the symbol on the plan sheet.
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Revise the TCP1 notes as follows:

(1) Add the Plan Prince George’s Environmental Strategy Area designation to note 7
(ESA 1).

2) Revise Note 9 to reflect the standard note language.
3) Add the standard note regarding grandfathering.

4) Add the standard stormwater management note.

A substantial revision to the uses on the subject property that affects Subtitle 24 adequacy
findings, as set forth in a resolution of approval, shall require the approval of a new preliminary
plan of subdivision prior to the approval of any building permits.

Prior to approval of the final plat, the applicant and the applicant’s heirs, successors and/or
assignees, shall demonstrate that a homeowners” association (HOA) has been established. The
draft covenants shall be submitted to the Development Review Division (DRD) to ensure the
rights of M-NCPPC are included. The liber and folio of the declaration of covenants shall be noted
on the final plat prior to recordation.

Prior to approval of building permits, the applicant and the applicant’s heirs, successors, and/or
assignees, shall convey to the homeowners® association (HOA) land as identified on the approved
preliminary plan of subdivision. Land to be conveyed shall be subject to the following:

a.

A copy of the deed for the property to be conveyed shall be submitted to the Subdivision
Review Section of the Development Review Division (DRD), Upper Marlboro.

All waste matter of any kind shall be removed from the property prior to conveyance, and

all disturbed areas shall have a full stand of grass or other vegetation upon completion of
any phase, section, or the entire project.

The conveyed land shall not suffer the disposition of construction materials, soil filling,
other than the placement of fill material associated with permitted grading operation that
are consistent with the permit and minimum soil class requirements, discarded plant
materials, refuse, or similar waste matter.

Any disturbance of land to be conveyed to a HOA shall be in accordance with an
approved specific design plan. This shall include, but not be limited to, the location of
sediment control measures, tree removal, temporary or permanent stormwater management
facilities, utility placement, and stormdrain outfalls.

Stormdrain outfalls shall be designed to avoid adverse impacts on land to be conveyed to a
HOA. The location and design of drainage outfalls that adversely impact property to be
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10.

11.

conveyed shall be reviewed and approved by DRD in accordance with the approved
specific design plan.

f. The Planning Board or its designee shall be satisfied that there are adequate provisions to
assure retention and future maintenance of the property to be conveyed.

Prior to approval of final plat, the applicant and the applicant’s heirs, successors and/or assignees,

shall submit three (3) original Recreational Facilities Agreements (RFA) to DRD for construction
of the private recreational trail on homeowners land, for approval prior to the submission of final
plats. Upon approval by the Development Review Division (DRD) of the M-NCPPC Planning
Department, the RFA shall be recorded among the County Land Records and the liber and folio
indicated on the plat prior to recordation. The SDP shall establish appropriate triggers for
construction of the recreational facilities.

Development of this site shall be in conformance with the Stormwater Management Concept Plan,
39019-2014 and any subsequent revisions.

At the time of SDP, the applicant shall provide private on-site recreational facilities on Parcel B in
accordance with Section 24-134 of the Subdivision Regulations, which shall consist of the tot-lot
(or equivalent) in Condition 1(g).

At time of final plat, the applicant and the applicant’s heirs, successors, and/or assignees, shall
grant a ten-foot-wide public utility easement (PUE) along all public and one side of private streets,
as reflected on the approved PPS.

Total development shall be limited to uses which generate no more than 37 AM peak-hour trips
and 42 PM peak-hour trips. Any development generating an impact greater than that identified
herein above shall require a new determination of the adequacy of transportation facilities.

In conformance with the 2009 Approved Countywide Master Plan of Transportation (MPOT) and
the June 2010 Approved Subregion 4 Master Plan and Sectional Map Amendment, the applicant
and the applicant’s heirs, successors and/or assignees shall provide the following:

a. Construct a standard sidewalk along both sides of Private Road ‘B,” which shall be
reflected on the SDP.
b. Construct a trail connection on Parcel E through the subject site to the site’s eastern

property line. Stairs may be required in some locations due to areas of steep slopes and
exceptions to full compliance with Americans with Disabilities Act (ADA) shall be
permitted based on the provisions of Section 1019.1 of the Architectural Barriers Act
Accessibility Guidelines. Appropriate triggers for construction of the trail shall be
determined at the time of SDP.
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13.

14.

15.

16.

17,

Prior to issuance of any building permits within the subject property, the Bicycle and Pedestrian
Impact Statement (BPIS) improvements in accordance with Section 24-124.01 of the Subdivision
Regulations shall (a) have full financial assurances; (b) have been permitted for construction
through the operating agency’s permitting process; and (c¢) have an agreed-upon timetable for
construction with the operating agency.

a. Provide a total of six modified R4-11 signs along Garrett A Morgan Boulevard (three
_ northbound and three southbound).

b. Provide pedestrian safety signage at the existing signalized crosswalk across Garrett A
Morgan Boulevard linking the subject site with the Metro parking lot access road.

Cs Upgrade the curb ramps and crosswalk as determined by DPIE.

In accordance with the approved BPIS improvements, at the time of SDP, provide an exhibit that
illustrates the number and location of all signs required along Garrett A Morgan Boulevard and the
pedestrian crossing. This exhibit shall also incorporate the required improvements at the pedestrian
crossing as determined by DPIE. If it is determined at the time of Specific Design Plan that
alternative off-site improvements are appropriate, the applicant shall demonstrate that the
substitute improvements shall comply with the facility types contained in Section (d), be within
one-half mile walking or bike distance of the subject site, within the public right-of-way, and
within the limits of the cost cap contained in Section(c). The Planning Board shall find that the
substitute off-site improvements are consistent with the BPIS adequacy finding made at the time of
Preliminary Plan.

Prior to signature approval of the preliminary plan and TCP1, the proposed sewer extension within
the PMA on-site shall be removed.

The SDP application package shall contain a Phase II Noise Study prepared and sealed by a
Professional Engineer with competency in acoustical analysis. The report shall determine the
location of the unmitigated 65 dBA Ldn noise contour, provide a list of the STC ratings required
to mitigate interior noise on specific lots.

Prior to the approval of building permits for residential buildings located within the unmitigated
65 dBA Ldn noise contour, as determined at the time of SDP, a certification by a professional

engineer with competency in acoustical analysis shall be placed on the building permits stating that

building shells of structures have been designed to reduce interior noise levels to 45 dBA Ldn or
less.

Development of this subdivision shall be in conformance with an approved Type 1 Tree
Conservation Plan (TCP1-027-03-03). The following note shall be placed on the Final Plat of
Subdivision:
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18.

19.

20.

21,

“This development is subject to restrictions shown on the approved Type 1 Tree
Conservation Plan (TCP1-027-03-03), or as modified by the Type 2 Tree Conservation
Plan, and precludes any disturbance or installation of any structure within specific areas.
Failure to comply will mean a violation of an approved Tree Conservation Plan and will
make the owner subject to mitigation under the Woodland and Wildlife Habitat
Conservation Ordinance. This property is subject to the notification provisions of
CB-60-2005. Copies of all approved Tree Conservation Plans for the subject property are
available in the offices of the Maryland-National Capital Park and Planning Commission,
Prince George’s County Planning Department.”

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

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

Prior to signature approval of the TCP2 for this site, the liber and folio of the recorded woodland
and wildlife habitat conservation easement shall be added to the standard Type 2 Tree
Conservation Plan notes on the plan as follows:

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

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

The applicant and the applicant’s heirs, successors and/or assignees shall submit a performance
bond, letter of credit, or other suitable financial guarantee for the construction of recreational
facilities, prior to the issuance of building permits. The recreational facilities to be required shall
be determined with the full review of the specific design plan.

At the time of SDP, coordination between DPW&T and the Transportation Planning Section of

M-NCPPC shall determine the right-of-way required for Road Type ‘A’ (Private Road A), which
could result in the loss of a lot.

BE IT FURTHER RESOLVED, that the findings and reasons for the decision of the Prince

George’s County Planning Board are as follows:
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The subdivision, as modified with conditions, meets the legal requirements of Subtitles 24 and 27
of the Prince George’s County Code and the Land Use Article of the Annotated Code of
Maryland.

Background—The subject property is located on Tax Map 67 Grid B3, and is known as Part of
Outlot 1, recorded in the Prince George’s County Land Records in Plat Book VI 161-77 (February
13, 1992) for street dedication, pursuant to the approval of Preliminary Plan of Subdivision
4-90014 (PGCPB Resolution No. 90-105). In 2002 Outlot 1 was further subdivided by deed (Liber
16949 at folio 72) pursuant to Subtitle 24-107(c)(5) for a conveyance to a governmental agency for
public use. The northern portion of this property was acquired by The Washington Metropolitan
Area Transit Authority (WMATA) for the development of the Morgan Boulevard Metro Station
for the Blue Line. The development history of this site began with the Zoning Map Amendment
A-9678-C, rezoning the property to the Local Activity Center (L-A-C) Zone on January 9, 1989,
and approving a base density of 777 dwelling units. On January 27, 2004, Comprehensive Design
Plan CDP-0301 (PGCPB Resolution No. 03-181 and District Council Final Decision) was
approved. Outlot 1 was part of a larger 91.9 acre tract of land approved for a total of 900 dwelling
units and 60,000 square feet of retail uses. CDP-0301 approved a 25 percent density increase,
which would bring the total residential dwelling units to 972. The validation of the density
bonuses are analyzed within this report.

This preliminary plan of subdivision (PPS) for the development of 52 single-family attached lots
(townhouses) is the third and final phase of CDP-0301. Phase | was approved across Garrett A
Morgan Boulevard as 4-03124 and Phase 2 was approved north of the subject property as
4-04032.

The property is zoned Local Activity Center (L-A-C) within the Development District Overlay
(D-D-0) Zone. This property is along the most southeastern boundary of the D-D-O Zone for the
Morgan Boulevard Metro Station.

Garrett A Morgan Boulevard is a master planned arterial, which requires the proposed residential
lots to be platted with a minimum lot depth of 150 feet. The applicant has submitted a variation to
this development requirement, which is recommended for approval, as discussed further.

The applicant has submitted a variance for the removal of four specimen trees and statement of
justification for the disturbance of 0.19 acres (on-site) and 0.39 acres (off-site) of the primary
management area (PMA). The disturbance to the PMA is for site grading for a retaining wall,
stormwater outfall and a sewer connection. The Planning Board approves the removal of four
specimen trees and approves the PMA impacts for the retaining wall and the stormwater outfall. At
this time, the Planning Board disapproves the sewer extension impacts on-site which extends
off-site through the stream valley. An alternative alignment for a sewer connection is available for
the development within the public rights-of-way that would not result in PMA disturbance. This
determination is discussed further in the Environmental Section of this report. This disapproval
does not preclude the applicant to investigate alternative alignments and further evaluate the sewer
connection with the specific design plan (SDP) review.
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Direct access from individual lots onto the arterial of Garrett A Morgan Boulevard is not proposed.
The townhouse lots will front this arterial roadway, in conformance with the surrounding
neighborhood, but will have access via an internal private road which aligns with the existing
signalized entrance to the Morgan Boulevard Metro Station directly west. An additional private
street parallels Garrett A Morgan Boulevard, off which two private alleys will serve the remaining
townhouse lots.

On-site recreational facilities will be provided through a proposed tot-lot or equivalent community
gathering space on Parcel B and a private homeowners trail connecting into an existing trail
system that terminates at the property’s eastern boundary on Parcel E. The two recreational
facilities in combination will fulfill the mandatory recreational facilities requirement, serving a
diversity of age groups and abilities. The trail connection additionally fulfills one of the density
bonuses of CDP-0301, as discussed in the trails section of this report. The siting of the tot-lot or
equivalent community gathering space on Parcel B will be reviewed with the SDP through a
further analysis of the proposed stormwater bioretention facility which is also proposed on this
parcel. If Parcel B cannot accommodate the tot-lot (or equivalent), then an alternative location will
be determined at SDP which may result in the loss of lots.

To develop this site the applicant proposes a retaining wall. The retaining wall creates a
developable site close to the existing Metro Station. The retaining wall varies in height from 2 feet
to 19 feet in height, which will be further reviewed at the time of SDP.

In conformance with Comprehensive Design Plan CDP-0301, the internal lot widths are a
minimum of 16-foot-wide and the end units are a minimum of 22-foot-wide. The lots range in size
from 1,004 square feet to 2,208 square feet. Comprehensive Design Plan CDP-0301 approved a
standard lot size of 1,100 square feet, but variations to the standard may be permitted by the
Planning Board at the time of SDP. The Urban Design Section supports this reduction as proposed
with the PPS. An open space parcel, Parcel E, will be preserved on the northern portion of the
property because of the extensive amount of environmentally sensitive areas. Open space Parcels
C, D, F and G provide separation from the townhouse buildings, and will be conveyed to the
homeowners association.

Setting—The property is located on the east side of Garrett A Morgan Boulevard, approximately
1,200 linear feet north of its intersection with Central Avenue (MD 214). The property is zoned
L-A-C (Local-Activity-Center) with a Development-District-Overlay (D-D-O). Adjacent properties
to the north are zoned L-A-C/D-D-O and were developed as Phase 2 Summerfield at Morgan
Station with residential townhouses. The site is bounded on the west by Garret A Morgan
Boulevard. The properties directly across Garrett A Morgan Boulevard are zoned M-U-I/D-D-O
(Mixed-Use Infill) and developed with the Morgan Boulevard Metro Station. The development to
the south and east is zoned R-M (Residential-Medium Development) and is developed with
residential townhouses.

Development Data Summary—The following information relates to the subject PPS application
and the proposed development.
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EXISTING APPROVED
Zone L-A-C/D-D-O L-A-C/D-D-O
Use(s) Vacant Residential
Acreage 11.34 11.34
Lots 0 2
Outlots ; 1 0
Parcels 0 7
Dwelling Units 0 52 (Townhouses)
Public Safety Mitigation Fee No No
Variance No Yes

25-122(b)(1)X(G)

Variation No Yes

24-121(a)(4)

Pursuant to Section 24-119(d)(2) of the Subdivision Regulations, this case was heard before the
Subdivision and Development Review Committee (SDRC) on March 27, 2015. The requested
Variation to Section 24-121(a)(4) of the Subdivision Regulations was accepted on April 30, 2015,
and heard at the SDRC meeting on June 19, 2015 as required by Section 24-113(b) of the
Subdivision Regulations.

S Community Planning—The PPS is consistent with the Plan Prince George's 2035 Approved
General Plan (Plan Prince George’s 2035) which designates this area as a Local Transit Center.
The application is consistent with the approved Comprehensive Design Plan CDP-0301 and is in
conformance with the land use recommendations of the June 2010 Approved Subregion 4 Master
Plan and Sectional Map Amendment (Subregion 4 Master Plan SMA).

The Plan Prince George's 2035 Approved General Plan designates this area as a Local Transit
Center, which is one of its four Local and Suburban Centers. The Local Transit Center consists of
smaller scale mixed-use centers that are primarily residential areas well connected by transit, and a
viable street grid.

The Subregion 4 Master Plan SMA vision for development of the Morgan Boulevard Metro center
includes TOD around the Metro station that creates an urban, mixed-use environment. Distinctive
high-quality development would frame Central Avenue and become denser as it approaches the
Metro station. A pedestrian-friendly environment would support ground level floor retail and
neighborhood services and complement the townhome and multifamily housing north of Morgan
Boulevard Metro Station as well as surrounding new residential development. The property is split
between Joint Base Andrews Imaginary Runway Surface B and C. In these zones, the maximum
height requirement ranges between 440 and 500 feet from the runway surface. Height of the
dwelling unit (DU) will be reviewed at the time of SDP. Subsequent to approval of CDP-0301, the
District Council approved the May 2004 Approved Sector Plan and Sectional Map Amendment for
the Morgan Boulevard and Largo Town Center Metro Areas, which placed the subject property in
a Development-District-Overlay-Zone, and incorporated the previous approval on the mixed use
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L-A-C (Local-Activity-Center) Zone as modified for Comprehensive Design Plan CDP-0301. The
approved Comprehensive Design Plan allows for a mix of uses (residential, retail, and office)
(page 23 of the May 2004 Approved Sector Plan and Sectional Map Amendment for the Morgan
Boulevard and Largo Town Center Metro Areas).

The standards of the Morgan Boulevard and Largo Town Center Metro Areas Development
District Overlay Zone are not applicable to this CDP and the applicable master plan for this PPS is
the 2010 Approved Subregion 4 Master Plan and Sectional Map Amendment (Subregion 4 Master
Plan SMA). The vision for this area as articulated in the Subregion 4 Master Plan SMA calls for
transit-oriented development close to the Morgan Boulevard Metro Station in order to create an
urban pedestrian-friendly mixed-use environment. The single-family attached townhomes
proposed by this application is in conformance with current zoning, and implements the Subregion
4 Master Plan SMA recommendations providing for a pedestrian-friendly mixed-use environment
that complements the existing neighborhood.

Subsequent to approval of CDP-0301, the District Council approved the May 2004 Approved
Sector Plan and Sectional Map Amendment for the Morgan Boulevard and Largo Town Center
Metro Areas, which placed the subject property in a Development-District-Overlay Zone. The
Subregion 4 Master Plan SMA was then adopted in 2010. The Subregion 4 Master Plan replaces
the May 2004 Approved Sector Plan and Sectional Map Amendment for the Morgan Boulevard
and Largo Town Center Metro Areas Sector Plan, but the Subregion 4 Master Plan SMA did not
replace the Morgan Boulevard and Largo Town Center Metro Areas DDOZ. If this property were
not in a comprehensive design zone, it would be subject to the Morgan Boulevard and Largo Town
Center Metro Areas DDOZ Development Standards and the Subregion 4 Master Plan.

Stormwater Management—The Prince George’s County Department of Permitting, Inspections
and Enforcement (DPIE) has approved a Stormwater Management Concept Plan, 39019-2014-00
that is valid through March 24, 2018, to ensure that development of this site does not result in
on-site or downstream flooding. The proposed site will manage stormwater through the use of
environmental site design, which includes the use of micro-bioretention facilities and drywells.
Development of the site shall conform to the approved stormwater management concept plan.

Parks and Recreation—The Department of Parks and Recreation (DPR) review considered the
recommendations of the Comprehensive Design Plan CDP-0301, February 1993 and July 1993
Approved Master Plan and Sectional Map Amendment for Landover and Vicinity (Planning Area
72) and current zoning and subdivision regulations as they pertain to public parks and recreation.
The applicant’s proposal includes 52 townhouse dwelling units, occupancy statistics that the
proposed development would result in an increase of 140 additional new residents into the
Summerfield Morgan Station development.

This subdivision is located within previously approved Comprehensive Design Plan CDP-0301
which includes conditions related to parks and recreation. Condition 3 of the CDP-0301 states:

S The applicant, his successors, and/or assigns, shall provide adequate, private
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recreational facilities in accordance with standards outlined in the Parks and
Recreational Facilities Guidelines.

The existing Summerfield at Morgan Station development includes numerous private recreational
facilities. Staff recommends that the applicant provide additional recreational facilities, because
the existing recreational facilities in the Summerfield at Morgan Station project area will not be
available to the residents of this PPS, per the applicant.

The subject subdivision is adjacent to the Summerfield Park (M-NCPPC). Summerfield Park
includes a soccer field, softball field, basketball and tennis courts, picnic pavilions, fitness stations,
playground and trails. In addition, the existing conditions of adjacent parkland including stream,
stream buffers, and steep slopes, preclude construction of the trail connector to the park trail
system on M-NCPPC-owned property.

However, there is a trail on adjacent property to the southeast of property which extends to the
eastern property line of this subdivision. The applicant proposes construction of a trail connector to
that trail which will provide a connection to Summerfield Park.

The applicant proposes installation of sewer line through adjacent parkland to serve this
subdivision. This area of parkland includes stream and stream buffer. DPR staff believes that the
proposed impact on environmentally sensitive areas of public parkland could be avoided with
alternative sewer connections in the road rights-of-way. The applicant should relocate proposed
sewer line away from the environmentally sensitive areas of parkland, as stated in the
Environmental Finding,

Approval of this preliminary plan of subdivision does not imply that the extension of any utility
connections through existing parkland will be approved by the DPR. Any utility connections
(water and sewer lines) through M-NCPPC property are subject to separate review and approval.
process by DPR. In those instances when the applicant needs water or sewer lines extensions or
connections through existing parkland in order to develop property, the applicant is required to
submit all necessary information, along with a request for “ permit to construct™ on parkland to
DPR for their review and approval. If such proposals are approved by the DPR, a performance
bond, maintenance and easement agreements will be required prior to the issuance of grading
permits.

Trails—The subject application is located on the east side of Garrett A Morgan Boulevard south
of the WMATA right-of-way for the Blue Line. The proposed development is located east of
Morgan Boulevard Metro Station. The Summerfield community to the southeast has an extensive
network of existing trails. The site is covered by the 2009 Approved Countywide Master Plan of
Transportation (MPOT) and the 2010 Approved Subregion 4 Master Plan and Endorsed Section
Map Amendment (SMA). The application proposes 52 residential townhouse units. Due to the
site’s location within the Morgan Boulevard Center (per the Adequate Public Facility Review Map
of the General Plan), the application is subject to the requirements of 24-124.01(c) and the
associated May 2013 “Transportation Review Guidelines, Part 2” for adequacy.
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The PPS review was based on the Bicycle and Pedestrian Impact Statement (BPIS), which was
received on February 20, 2015. M-NCPPC has worked with DPW&T and the applicant to identify
appropriate off-site improvements for the site given the existing sidewalk and trails network in the
vicinity and the relatively low amount of the cost cap for the application per Section 24-124.01(c)
of the Subdivision Regulations.

Two master plan trail issues impact the subject property. A private trail connection is
recommended through the site, known as part of the East Village in CDP-0301, to Garrett A
Morgan Boulevard. This trail will provide direct pedestrian access between the subject site through
the adjoining Summerfield development to the public park (M-NCPPC) and it’s extensive

existing trail network. Garrett A Morgan Boulevard is also designated as a master plan bike
lane/sidewalk corridor. Decorative wide sidewalks exist along the frontage of the subject site.

Striping for designated bike lanes or other bicycle treatment should be considered
comprehensively for the road by DPW&T at the time of road resurfacing or improvements. In the
interim, “Bikes May Use Full Right Lane” signs are recommended per DPW&T policy. Adequate
right-of-way exists for an in road bike lane if determined appropriate by the operating agency.

The MPOT also contains a section on Complete Streets which provides guidance on
accommodating all modes of transportation as new roads are constructed or frontage improvements
are made. It also includes the following policies regarding sidewalk construction and the
accommodation of pedestrians:

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

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

Previously approved Comprehensive Design Plan CDP-0301(PGCPB Resolution No. 03-181)
included the following conditions of approval related to trail connections including Condition
17(d) specific to the subject site (East Village) to the surrounding existing Summerfield
development:

1. Prior to certification of the Comprehensive Design Plan, the Comprehensive Design
Plan drawings and text shall be revised to incorporate the following or the indicated
information shall be provided:
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d. A pedestrian connection from the end of Willow Hill Drive to Morgan
Boulevard, from the end of Willow Hill Drive to Metro, from Morgan
Boulevard, through the East Village, and to the existing trails abutting the
subject site in the adjoining Summerfield community.

These connections have been completed through the portion of the development on the
west side of Garrett A Morgan Boulevard and are beyond the scope of the subject
application.

At the time of the Specific Design Plan, the following shall be shown on the Specific
Design Plan drawings:

a. A continuous minimum eight-foot-wide sidewalk or trail along the subject
site’s entire road frontage on the west side of Morgan Boulevard to
complement the existing trail on the east side of Garrett A Morgan
Boulevard and allow for safe pedestrian travel to and from the Metro and
Fedex Field.

Decorative wide sidewalks have been constructed along both sides of Garrett A Morgan

Boulevard, including along the frontage of the subject site.

b. A pedestrian connection from the end of Willow Hill Drive to Garrett A
Morgan Boulevard. In areas where the connection is located along planned
roadways, a six-foot wide sidewalk can be substituted for the trail.

c. A pedestrian connection from the end of Willow Hill Drive to Metro to link
the existing communities and the subject site to Metro immediately to the
south. In areas where the pedestrian connection is located along planned
roadways, an eight-foot-wide sidewalk can be substituted for the trail.

The connections required in b and ¢ above were constructed as part of the Summerfield at
Morgan Boulevard Station development west of Garrett A Morgan Boulevard.

d. A pedestrian connection from Garrett A Morgan Boulevard, through the
East Village, and to the existing trails in the adjoining Summerfield
community which abuts the subject property.

A pedestrian connection linking the East Village with the Summerfield Community was
required at the time of PPS 4-04032, but has not been constructed. The MPOT and area
master plan recommend two connections from the East Village, one for Phase 2 and one in
the current Phase 3 application. Given that the trail was not constructed on Phase 2, the
connection being recommended and proposed for Phase 3 is especially important. The trail
connection proposed on the subject property will serve as a needed connection between
the East Village and the larger trails network throughout the Summerfield community, as
envisioned in the earlier approvals for Summerfield and the area master plan. It will also



PGCPB

File No.

Page 14

No. 15-71
4-14001

provide for much better community connectivity and provide the future residents of the
subject site with access to the existing recreational facilities at Summerfield Community
Park (M-NCPPC). The trail connection shown on the submitted plans will fulfill the
previously approved CDP condition, as well as the recommendations of the MPOT and
area master plan, and complete the existing trail link which stubs to the subject site.

e. Standard sidewalks along both sides of all roads.

A sidewalk exists along the site’s frontage of Garrett A Morgan Boulevard. Sidewalks are

reflected along both sides of Private Road ‘A’ and one side of Private Road ‘B.” The

Planning Board approves sidewalks on both sides of Private Road ‘B.” The other roads are

20-foot-wide alleys where sidewalk construction is not necessary.

f. Comprehensive trail and sidewalk map showing the proposed location of all
master plan trails, feeder trail connections and sidewalks.

g. HOA feeder trails a minimum of six feet wide and asphalted.

h. Appropriate pedestrian safety measures such as well marked crosswalks,
signage, adequate lighting and curb bump outs.

Pedestrian safety features, signage and crosswalk treatments will be considered and
recommended as part of the SDP review. Some signs are proffered as part of the BPIS off-
site requirements and additional details will be provided at the time of SDP.

i. Appropriate in-road bicycle facilities along some internal roads on the
subject site in keeping with the 1999 AASHTO Guide for the Development of
Bicycle Facilities.

Bike lanes are not appropriate along the internal roads as the roads because they are
private and not through streets, serving only the townhouse development. Bike lanes or
other bicycle treatment should be considered by DPW&T along the entirety of Garrett A
Morgan Boulevard at the time of road resurfacing or frontage improvement.

Proposed On-Site Bicycle and Pedestrian Improvements

The subject site’s frontage of Garrett A Morgan Boulevard has already been improved with a
decorative wide sidewalk. Internal to the site, a mix of private roads and alleys is proposed. The
alleys (Road Type C) do not include sidewalks as the serve as access to the rear-loaded units.
Sidewalks are reflected on both sides of Private Road ‘A’ (Road Type A) and required on both
sides of Private Road ‘B’ (Road Type B).

The existing Summerfield community (SDP-9201 Revisions 01-03”) adjacent to the southeast
includes an extensive trail network. One of these trails terminates at the boundary of the subject
site and will connect the subject site to the existing trail network abutting the subject site.









































































































