ADDISON ROwW

PRELIMINARY PLAN OF SUBDIVISION 4-16040
AND DETAILED SITE PLAN — DSP-17023

STATEMENT OF JUSTIFICATION FOR IMPACTS TO REGULATED ENVIRONMENTAL FEATURES

1. DESCRIPTION AND LOCATION OF SUBJECT PROPERTY

Douglas Development (the “Applicant”) submits this Statement of Justification (the “Statement”)
in conjunction with an application for Detailed Site Plan approval (the “Detailed Site Plan” or
“Application”) for approximately 34.59 acres (in gross tract area) of property located in the
northeast quadrant of the North Englewood Drive and Addison Road intersection in Capitol
Heights, Maryland (the “Property.”)

The Property is currently identified as Parcel 5,7,174, C, D, E, and F on Tax Map 58, Grid E4 and
is zoned M-X-T (Mixed Use Transportation Oriented.) The property is located within the
Developed Tier of the archived 2002 General Plan and within Tier I of the Sustainable Growth
Act of Plan Prince George’s 2035.

Previous plan approvals include the approved Natural Resource Inventory Plan (NRI-125-06-01);
Conceptual Site Plan (CSP-06003); Tree Conservation Plans (TCPI-041-07) and (TCP2-007-16).

1. GENERAL DESCRIPTION OF PROPOSED USE AND REQUEST

The Property is an existing 34.59 acre parcel of land. The site is currently an existing commercial
maintenance center. The Applicant now submits this proposal for a mixed-use community for both
residential and commercial development. The proposed uses include three residential structures
and two retail commercial structures. The development also connects to the nearby Washington

Area Transit Authority (WMATA) Cheverly Metro Station.

The Applicant requests approval of 0.37 acres of permanent impacts to regulated environmental
features. The impacts include site grading and slope stabilization, construction of a trail connection
to the WMATA Cheverly Metro Station and Storm water management. The anticipated 0.37 acres
of impacts to the PMA represent approximately 15.5% of the on-site PMA area (2.38 acres total),
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or less than 1% of the gross tract. The PMA impacts are described in further detail in Section V

below.

1. DESCRIPTION OF EXISTING REGULATED ENVIRONMENTAL FEATURES ON-SITE

The Property contains 2.38 acres of land in the Primary Management Area (“PMA”). The on-site
PMA includes a regulated stream, stream buffer, floodplain. floodplain easement, and steep slopes.
The PMA is generally located on the northern end of the property along the existing Beaverdam
Creek. The property is bordered on the east by residential located on North Englewood Drive and
to the south by Addison Road. The PMA begins along the northern property, starting west of the
(WMATA) Metrorail tracks and running east across the site to the eastern property boundary.

The on-site PMA consists of the 100-year floodplain/easement, stream buffer, and steep slopes, as

indicated by the approved NRI 125-06-02.
V. DESCRIPTION OF APPLICABLE CODE

Section 27-296 (c)(1)(L) of the Prince George’s County Code (the “County Code”) requires that
site plans include a statement of justification describing how the proposed design preserves and
restores the regulated environmental features to the fullest extent possible.

As described in detail below, the special exception application preserves regulated environmental

features in a natural state to the fullest extent possible, and thus, is in conformance with
Section 27-296 (c¢)(1)(L) of the County Code.

V. SPECIFIC DESCRIPTION OF PROPOSED IMPACTS AND JUSTIFICATION OF AVOIDANCE AND
MINIMIZATION

As noted in Section IV, the detailed site plan application is required to preserve regulated
environmental features in a natural state to the fullest extent possible. Part C, Section 2.0 of the
Environmental Technical Manual contains guidance for determining whether “fullest extent

possible” has been satisfied, as follows:

The determination of “fullest extent possible” is a three-step process that starts with
avoidance of impacts. Then, if the impacts are unavoidable and necessary to the overall
development of the site (as defined below) and cannot be avoided, the impacts must be
minimized. In the third step, if the cumulative, minimized impacts are above the designated
threshold, then mitigation is required for the impacts proposed.
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This section also notes that the property is located in the developed tier and impacts to regulated

environmental features may be considered where needed to accommodate planned development

on constrained sites, and that such impacts may include allowing impervious surfaces to remain

within the buffer or the placement of structures within a currently non-vegetated buffer.

The table below summarizes the proposed impacts to regulated environmental features on the

Property, and these impacts are also reflected on the PMA Impacts Exhibit, attached.

Table 1: PMA Impact(s) Summary Table

or 0.37 acres

PMA Impact Stream Acreage or square
Impact | Impact type / and (Total acreage or Impact footage of wetland,
ID duration square footage of (Linear feet | wetland buffer, and
impact) (LF)) floodplain impact
) WAMATA trail connection | 8,817 square feet 51 LF Floodplain Impact:
and grading or 0.20 acres 2,852 sf. or 0.06 acres
1A Trail . d eradi 2,114 square feet See I ‘1
rail crossing and gradin ee Impa
off-site Sing & 8 Or 0.05 acres pac
) Slope stabilization and 297 square feet 0 0
grading or 0.00 acres
3 Storm drain outfall and 4,649 square feet 0 Floodplain Impact:
grading or 0.11 acres 2,075 sf. or 0.05 acres
4 Slope Stabilization and 281 square feet 0 0
grading or 0.01 acres
Total linear feet of stream bed impact 21 LF 0
16,158 square feet Total Floodplain
Total PMA/Impacts Impact:

4,927 sf. or 0.11 acres

The detailed site plan application avoids and subsequently minimizes the impacts listed above to

the fullest extent possible, as follows:

Impact 1 and 1A: Trail Connection to WMATA Metro Station

The proposed impacts are a result to providing access to the property from the metro station. After

analyzing all possible connections surrounding the property based on topography, location, and
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grading, the proposed trail connection location provides the necessary connection that allows

pedestrians to travel from the site to the station crossing at the streams narrowest width.

The trail crossing location also provides the shortest distance connection while minimizing impacts
to the environment. The proposed trail alignment illustrates the most feasible crossing point versus
alternative trail routes when these two metrics were considered during the design. The Applicant
will continue to work with WMATA to design the trail connection for the proposed development
to limit the environmental impacts to the maximum extent practical. At this time, however, the
trail connection is designed based upon all available information to avoid and minimize PMA

impacts.

Impact 2 and 4: Slope stabilization and Site Grading

In order for the proposed uses to be built, the land should be developed based on minimum
allowable grades and standards for construction to accommodate safe vehicular and pedestrian
circulation, utility connections, and storm water management best practices. Due to the irregular
nature of the PMA line, proximity to the WMATA metro tracks and erodible soils located on site,
limiting the developable area. For the majority of the site, impacts to the PMA have been avoided;
however in instances where it cannot be, any buildings and/or land uses in question have been
reconfigured and/or redesigned to accommodate the environmentally sensitive areas. The
proposed grading of the site requires PMA impacts due to the specific geotechnical
recommendations to provide slope stability. The site was designed to minimize PMA impacts

where environmental features are of the greatest quality and to the fullest extent possible.

Impact 3: Utility impacts for storm water outfall

The storm water outfall impact is necessary to keep with best practices of maintaining the existing
drainage divides and discharging storm water back to existing drainage patterns. The storm water
is planned to outfall at the same location as the existing. The pipe will need replaced due to the

change in slope and connection to the proposed storm water system.
VI.  MITIGATION AND RESTORATION

The Environmental Technical Manual requires mitigation in the event of significant impacts to
regulated streams, wetlands, and 100-year floodplains. Significant impacts are defined as the

cumulative impacts that would result in the disturbance on-site of 200 or more linear feet of stream
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beds or one-half acre of disturbance to wetlands and wetland buffer areas. In the case of this
development application, the PMA impacts are less than the threshold amounts, and therefore, no

mitigation is required.
VII. CONCLUSION

As described above, the proposed 0.37 acres of on-site impacts to the PMA represent
approximately 15.5% of the PMA area (2.38 acres total), or less than 1.0% of the gross tract. The
Applicant and their consultants have endeavored to avoid and minimize environmental impacts on
the site to the greatest extent possible, by utilizing best practices and design techniques or
alternatives to avoid environmentally sensitive areas where possible. The resulting PMA impacts
are less than the thresholds allowed for this development. Based on the history of the site having
and existing site conditions the following site improvements and PMA impacts are necessary to
develop the property. The Applicant respectfully requests approval of the aforementioned PMA

impacts.
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LEGEND:
PMA IMPACT AREA(S)

PMA IMPACT NUMBER:

PMA IMPACT SUMMARY:
TOTAL PMA IMPACT = 0.37 AC. OR 16,158 SQUARE FEET

NOTES: IMPACTS EXHIBITS ARE PROVIDED FOR ENTITLEMENT PURPOSES ONLY AND ARE
SUBJECT TO APPROVAL OF DETAILED SITE PLAN (DSP-17023).
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