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PRELIMINARY PLAN OF SUBDIVISION No. 4-21027 

 

STATEMENT OF JUSTIFICATION 

 

Ray’s Towing Service, LLC (the “Applicant”) and its resident agent, Ms. Linda Hayden, hereby 

submit this request to the Prince George’s County Development Review Division for 

review/approval of a Preliminary Plan of Subdivision (“PPS”) to create four (4) new Record Lots 

from the existing parcel known as Parcel 95 located at 12705 10th Street in Bowie, Prince 

George’s County, Maryland. This PPS is being filed pursuant to the criteria for subdivision of a 

property in Subtitle 24 and the zoning requirements for the R-R Zone in Subtitle 27 of the Prince 

George’s County Zoning Ordinance (the “Code”). The development within this PPS is consistent 

with Section 27-428 (a) (1) of the Code. O’Connell & Lawrence, Inc. (“O’C&L”) is the 

engineer/surveyor for the proposed development and has prepared this Statement of Justification 

on behalf of the Applicant. 

 

The existing property to be subdivided is roughly “L” shaped and is 104,674.90 Sq. Ft. (2.40± 

Acres) based on a boundary survey performed by O’C&L. O’C&L notes the existing property is 

listed as 2.721 Acres by the Maryland State Department of Assessment and Taxation (“SDAT”) 

and by deed. The existing property fronts on both 10th Street and Zug Road in the City of Bowie, 

Maryland. The existing property has been developed with two separate uses. The easternmost 

and southernmost portion of the property fronts on Zug Road and is developed with a single-

family two-story residence, driveway, detached garage, carport, deck, shed, and utilities. This 

property is used residentially; Ms. Hayden lives in the existing residence on the property. The 

northernmost portion of the of the property fronts to 10th Street and is the location of Ray’s 

Towing Service, a Vehicle Towing Station owned/operated by the Applicant. This side of the 

property is developed with a single story office building and a combination asphalt and asphalt 

millings lot for use by the business. The towing lot portion of this property is considered a non-

conforming use in the R-R Zone according to the Code. The Applicant previously applied for a 

Use & Occupancy Permit with a Certified Non-Conforming Use with DPIE and M-NCPPC. That 

review was conducted under case number 11494-2021-00 and was not certified. The Applicant 

has decided to eliminate the request to certify the use as Non-Conforming. Further discussion on 

this shall occur later in this Statement of Justification.  

 

The subdivision proposed four (4) new residential lots for single-family detached dwelling units. 

The existing house fronting Zug Road is proposed to remain on Proposed Lot 3. The 

development of single-family dwelling units is an encouraged use in the R-R Zone as defined by 

the Code. In particular, the Code states that the purpose of this zone is “To facilitate the planning 

of one-family residential developments with moderately large lots and dwellings of various sizes 

and styles” (Sec. 27-428 (a) (1) (A)). The requirements for a property located in the R-R Zone 

are further defined in Section 27-442. Table 1 shows critical design requirements and proposed 

conditions on the proposed subdivision lots.  

 



 

 

 

 Table 1. Design Requirements and Proposed Conditions  

Requirement R-R Req. Prop. Lot 1 Prop. Lot 2 Prop. Lot 3 Prop. Lot 

4 

Lot 

Restrictions 

     

Lot Area 20,000 Sq. 

Ft. 

20,097.15 

Sq. Ft. 

23,807.70 

Sq. Ft. 

25,416.36 Sq. 

Ft. 

28,435.37 

Sq. Ft. 

Lot Width at 

Front 

Building Line 

80 Ft* 80 Ft 80 Ft 99.94 Ft (ex.) 89.47 Ft 

Lot Width at 

Front Lot 

Line 

70 Ft 89.44 Ft 70.00 Ft 100.00 Ft 89.18 Ft 

Lot Coverage 25% (max) 17.18% 13.01% 14.08% 12.16% 

Lot Density 2.17 (max) 2.17 1.83 1.71 1.53 

Principal 

Building 

Setbacks 

     

Front Setback 25 Ft (min) 74.73 Ft 87.13 Ft 30.75 Ft (ex.) 33.85 Ft 

Side Setback 8 Ft (min) 15.92 Ft 15.83 Ft 27.86 Ft (ex.) 34.50 Ft 

Rear Setback 35 Ft (min) 154.43 Ft 139.19 Ft 243.70 Ft (ex.) 227.63 Ft 

Accessory 

Structure 

Setbacks 

     

Front Setback 60’ (min) N/A N/A 105.16 Ft (ex.) N/A 

Side Setback 2’ (min) N/A N/A 26.51 Ft (ex.) N/A 

Rear Setback 2’ (min) N/A N/A 39.23 Ft (ex.) N/A 

Principal 

Building 

Height 

35 Ft (max) 35 Ft (max) 35 Ft (max) 20’ ± (ex.) 32 Ft 

Use 
 

Single 

Family 

Residence 

Single 

Family 

Residence 

Single Family 

Residence 

Single 

Family 

Residence 

Building Area  2,000 SF 2,000 SF 1,430 SF (ex.) 2,000 SF 

*“If the lot is served by a public or other approved water supply system… the minimum width may be reduced to 

not less than eighty (80) feet.” (Sec. 27-442 (d) (2)) 

 

Compliance with Zoning Requirements and Master Plan 

 

As can be seen in the table above, each proposed Lot meets all relevant requirements associated 

with the subject R-R Zone. 

 

The Bowie and Vicinity Master Plan (the “Master Plan”) outlines goals, policies and strategies to 



 

guide development in the area. 

  

Development Pattern Element 

 

One goal for redevelopment in Old Town Bowie is to “provide for a modest increase in 

residential density to support local businesses” (Old Town Bowie Development District 

Standards, B.2). It is O’C&L’s opinion that this subdivision plan will support this goal by 

creating three additional lots with single-family homes. 

 

Building Street Types 

 

The Master Plan identifies Zug Road as an industrial street, and provides additional building 

specifications. Table 2 identifies these requirements and proposed conditions on the proposed 

subdivision lots, which front to Zug Road. Lots 1 and 2 front to 10th Street and are not required 

to meet these specifications. 

 

Table 2. Master Plan Requirements and Proposed Conditions 

Requirement Master Plan Lot 3 Lot 4 

Minimum 

Green Area 

20% (min) 85.92% 87.84% 

Build-to Line 40 to 50 Ft 30.75 Ft 33.85 Ft 

Side Yard 20 Ft 27.86 Ft 34.50 Ft 

Principal 

Building 

Height 

32 Ft 20 Ft ± (ex.) 32 Ft 

Use Single 

Family 

Detached 

House 

Single 

Family 

Detached 

House (ex.) 

Single 

Family 

Detached 

House 

 

The intent of the Building Street Types is to “recognize the unique characteristics of two distinct 

street types … and establish the building form and placement upon the site for development 

along each street type” (Old Town Bowie Development District Standards, B). Although Zug 

Road is identified as an industrial street, it is O’C&L’s opinion that the section of Zug Road 

where the Property is located is not an industrial street in the same manner as the south section of 

Zug Road. The Property is located in a rural residential area, and the subdivision does not 

propose an industrial, employment or commercial development. Further, the section of Zug Road 

being reviewed is split from the “industrial” area of Zug Road by the railroad tracks.   

 

Utility Services, Stormwater Management, Emergency Services and Other Site Conditions 

 

The existing property is served by public water and sanitary sewer service, as supplied by the 

Washington Suburban Sanitary Commission (“WSSC”). The proposed Lots shall continue to be 

serviced by WSSC. The service categories for WSSC are W-3 and S-3. Overhead electric and 

communication lines are available to each Lot. Gas is available to each proposed lot. 

Additionally, there are no proposed developments or alterations, or tie-ins to the existing Prince 



 

George’s County or City of Bowie storm drain systems. Stormwater management requirements 

are proposed to be met with on-site microbioretention planter boxes for proposed houses; new 

planter paxes shall also be added to the existing house. All existing on-site drainage patterns 

shall be maintained following the completion of this development.  

 

O’C&L surveyed a 36” corrugated metal pipe that generally conveys runoff from an off-site 

northwest of the property to the existing train tracks. There is no disturbance proposed as part of 

this development to this pipe. O’C&L was unable to locate the deeded owner of this storm drain, 

but believes it is a publicly owned; as such, O’C&L has proposed access to the subject drain 

through Lots 3 and 4 and a storm drain easement to allow for public maintenance of the existing 

storm drain system.  

 

The site is largely cleared, although there is a concentration of trees generally located at the rear 

corner of the property. An approved Natural Resources Inventory/Forest Stand Delineation is 

included with this submission package; a proposed Type 1 Tree Conservation Plan is also 

included with this submission package. Both plans are prepared by Norton Land Design. The 

Applicant is expected to submit a fee in lieu of woodland conservation. This development is not 

exempt from parkland dedication. The Applicant is expected to submit a fee in lieu of parkland 

dedication.  

 

The Prince George’s County Fire Station 819, located at 13008 9th Street in Bowie, Maryland, is 

0.5 miles away from the proposed lots shall provide the nearest fire and rescue protection. Fire 

hydrants are currently located both on Zug Road and 10th Street and are readily accessible to the 

proposed development. 

 

The subject property is located directly adjacent to train tracks for the AMTRAK MARC Train 

services, as well as occasional use by CSX. As part of this submission package, the Applicant 

commissioned the preparation of a Phase 1 Noise study by Straughan Environmental; that noise 

study is included with this submission package. According to the Phase 1 Noise study, “all of the 

proposed residences are anticipated to experience moderate to severe noise impacts due to the 

close proximity to the existing rail line.” Proposed Lot 4 is the only one with an FTA Impact 

Level rating of severe. A noise barrier was recommended along the south edge of the property 

and is shown on the subdivision plan. The exact size of the noise wall is expected to be 

determined at the time of final permits. 

 

In addition, a Phase 1 ESA prepared by Straughan Environmental is included with this 

submission package for review; this study reported evidence of the following two recognized 

environmental conditions (“RECs”) at the subject property: 

 

(1) The direct observation of soil impacted by petroleum, associated with the use of the site 

for automotive sales, towing, and salvage. 

 

(2) The reported presence of a historical gas station on the property adjoining to the northeast 

and the possibility of undocumented subsurface impacts from petroleum.  

 

The Phase 1 ESA did not identify any environmental risks other than the RECs listed above. No 



 

remediation recommendations were made in the ESA.  

 

Existing Vehicle Towing Service 

 

At the time of this application, the vehicle towing service is an operating business that has 

existed in the same location since approximately 1948. As previously stated, the Applicant has 

filed for a Use and Occupancy permit with a certified non-conforming use for this facility; this 

administrative application was rejected by Staff.  

 

The existing business is a family-business that is currently managed and maintained by Ms. 

Hayden’s son. Due to the rejection of the administrative Certification of Non-conforming Use 

attached with this Use and Occupancy, the Applicant has authorized O’C&L to proceed with the 

subject development. The towing lot will be removed as part of the final development process. 

This is noted in the attached drawings and is in accordance with O’C&L communication with M-

NCPPC Staff in December of 2021 and City of Bowie Staff in January 2022.  

 

Previous Submissions 

 

O’C&L understands a previous Owner submitted an application for a subdivision of the subject 

property to Staff on October 9, 1997; the previous file number #419970990. Based on the 

historical record, this request was denied largely due to the applicant not submitting 

documentation as requested by Staff. It appears to O’C&L that the application was abandoned, 

but, never formally withdrawn, by the original applicant. 

 

Conclusions 

 

This Subdivision Application complies with forest conservation, stormwater management, and 

environmental protection requirements. An NRI/FSD has been submitted and approved by Prince 

George’s County prior to the submission of this Application. A Stormwater Management 

Concept Plan has been submitted to the City of Bowie for review; OC&L has addressed two 

rounds of comments from the City’s consulting engineer. Approval of this drawing is expected in 

the very near future.  

 

The Applicant certifies that the information set forth in this Statement of Justification is true, 

complete, and correct to the best of their knowledge, information and belief, and hereby requests 

that the subject Application be approved as submitted. Thus, the Applicant respectfully requests 

that the Prince George’s County Planning Director grant approval of this Application, which will 

permit the creation of four (4) new Record Lots in the R-R Zone for the eventual development of 

a single family dwelling unit on each lot.  
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General Notes
1. Prince George's County General Notes

Legal Reference: Parcel 95, L. 42142 F. 416, PT PAR 95 EQ 1.0AC (Per SDAT)
Tax Map/Grid: 29  A3
Tax Account: 1677194 & 2970937
WSSC 200 Sheet: 211NE11
Watershed: Horsepen Branch
Purpose of Subdivision: Subdivision of existing Parcel into four (4) Lots for

residential development
Prior Approvals: This Preliminary Plan of Subdivision is prepared in accordance with

the following plan/report submittals/approvals
- Stormwater Management Concept Plan to the City of Bowie, last signed on
1.20.2022
- Type I Tree Conservation Plan submitted as part of the Stormwater Management
Concept Plan, prepared by Norton Land Design
- NRI/FSD #NRI-119-2020, prepared by Norton Land Design, approved on 11.19.2020
- Transportation Study, Prepared by Lenhart Traffic Consulting, dated 8.18.2020
- Historic Preservation/Archeology Pre-Submittal Checklist, prepared by O'Connell
& Lawrence, Inc. approved on 7.28.2021

Total Acreage: 104,674.90 Sq. Ft. or 2.40± Acres (listed as 2.72 Acres in record)
The Property is not within a Primary Management Area
There are no Environment Regulated Areas within the Property
There are no 100-year floodplains within the Property
Area of Dedication to 10th Street: 3,989.50 Sq. Ft.
Area of Dedication to Zug Road: 2,928.83 Sq. Ft.
Existing Zone: Rural Residential (R-R)
Existing Use: Vehicle tow lot, Residence
Proposed Use:

- Lot 1: Residence
- Lot 2: Residence
- Lot 3: Residence (existing)
- Lot 4: Residence

Proposed Dwelling Unit: All lots are proposed to be developed with a single-family
residence

Maximum allowable density: 2.17
Maximum lot size: 20,000 Sq. Ft.
Minimum lot width at front building line: 80'
Sustainable Growth Tier: Tier 1
The Property is not within a Military Installation Overlay Zone
The Property is not in a center or corridor location and does not require a Bicycle

Pedestrian Impact Statement
This Preliminary Plan of Subdivision is Subject to the approval of a stormwater

management concept plan, submitted to the City of Bowie, last signed 1.20.2022.
Existing Water and Sewer Category: W3 & S3 - Water and Sewer categories are not

proposed to change for this development.
The Property is not within an Aviation Policy Area
There are no mandatory park dedications on the site. Parcel 95 was legally created

by deed prior to April 24, 1970. See deed L. 1796 F. 576, dated November 23, 1954
There are no cemeteries adjoining the Property
There are no historic sites within 500' of the Property
This development is subject to a Type 1 Tree Conservation Plan which has been

submitted as part of the Site Development Concept Plan #34285-2021-00
The Property is not within the Chesapeake Bay Critical Area
There are no floodplains, tidal wetlands, non-tidal wetlands, or streams on the

Property.
Soils data was obtained from a the NRCS Web Soil Survey for Prince George's

County, Maryland and includes: Type: RuB (Russett-Chistiana - Urban Complex,
0-5% slopes - soil type "C")

There are no known bedrock or Marlboro clay outcrops on the Property
There are no known highly erodable soils on the Property
The Property is not adjacent to any land trusts

2. Existing Site Data
Property lines shown hereon were taken from field observations and

available records.
This plan has been prepared without the benefit of a title examination.
Topography and existing features shown hereon per field survey conducted

by O'Connell & Lawrence, Inc. in February 2020.
Horizontal Datum shown hereon is NAD 83/91
Vertical Datum shown hereon is NAVD 88
There are no streams within 200' of the property
The site is found to be in a Flood Zone X (Area of Minimal Flood Hazard) of the

National Flood Insurance Program, per the Federal Emergency Management Agency
flood insurance rate map #24033C0070E with effective date 9-16-2016.

Existing Site Coverage: Asphalt lot, office, private residence, driveway, garage, deck,
gazebo, shed, carport

3. Utilities Data
Utilities locations shown hereon are available plans and field observations where

surface indications exist. Digging of test pits at all future utility crossings is
recommended. Contact "Miss Utility" at 1-800-257-7777, 48 hours prior to any
excavation or construction.

4. Existing Easement Information
All existing easements within the Property are shown hereon. The deeds applicable to

these easements have been included as part of this submission package. There are
no easements held by the Maryland Environmental Trust, the Maryland
Agricultural Land Preservation Foundation, or any other land trust or
organization.

5. Proposed Site Data
This plan shall be used only as a Preliminary Plan of Subdivision for the approval of

four new lots and subsequent development of four detached houses in a residential
(R-R) zone. There are no proposed changes to the existing use within the limits of
Proposed Lot 3. The tow lot shall be removed as part of this development.

6. The Stormwater Management Concept Plan, calculations, and report have been
submitted with this Application. The required ESDv treatment volumes have been
calculated on a per lot basis. New construction is proposed to be treated with two
microbioretention planter boxes and non-rooftop disconnection. The existing
structures contained within Lot 3 receive credit from three microbioretention planter
boxes and non-rooftop disconnection.

7. See Geotechnical/Infiltration Testing Report, Prepared by ECS Mid-Atlantic, LLC. for
infiltration testing and soil profile results. Test Location are as shown on this plan.

8. Proposed dedications to the Prince George's County Department of Transportation are
approximate and are based on the requirements in the Prince George's County Zoning
Ordinance. Parcel 95 was legally created by deed with Liber/Folio; L. 1796 F. 576 in
1954 and is exempt from the Parkland Dedication Requirement.
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Surveyor's Certificate

I hereby certify to the best of my knowledge and belief that the property
delineated hereon is in accordance with the Plat of Subdivision and/or Deed
of Record. No title report has been furnished. The boundary survey was
prepared under my responsible charge in accordance with COMAR 09.13.06.03.

Professional Land Surveyor's Signature Date

Printed Name                      Registration Number

Douglas G. Tilley 22005 Exp: June 6, 2023

Professional Certification

I hereby certify that these documents were prepared or approved by me, and
that I am a duly licensed professional engineer under the laws of the State
of Maryland, License No. 42417, Expiration Date: June 6, 2022.

Design Engineer Signature Date

Printed Name                      Registration Number

Douglas G. Tilley 42417
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Preliminary Plan of Subdivision General Notes
1. Proposed Site Data

This plan is prepared as a Preliminary Subdivision to create a total of four
(4) lots.

Proposed usage:
Lot 1: Single Family Detached House
Lot 2: Single Family Detached House
Lot 3: Single Family Detached House
Lot 4: Single Family Detached House

Proposed Tract Size:
Lot 1: 20,097.15 SF
Lot 2: 23,807.70 SF
Lot 3 25,416.36 SF
Lot 4: 28,435.37 SF

Areas of Dedication:
10th Street: 3,989.50 SF
Zug Road: 2,928.83 SF

Proposed Utilities are anticipated to be provided by the following providers:
Water/sewer: WSSC
Electric: Pepco
Gas: Washington Gas
Telecom: Various Providers

Locations of proposed Microbioretention Planter Boxes and overflow piping is
approximate - final location to be established at time of final permits.

Exact house locations, sizes, finished floor elevations as noted in the
Zoning Data Table (this sheet) are as shown on the latest version of the
SWM Concept Plan and are expected to be finalized at time of final
permits.

0' 30' 60' 90'

PROPOSED SUBDIVISION  PLAN

SCALE 1" = 30'
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