Monday, January 12, 2026
Charles County Planning Commission Meeting

The meeting begins at 6:00 p.m.

This agenda is tentative and subject to change without notice.

A portion of this meeting may be held in Closed Session.

The Planning Commission will be holding this public meeting as a ""Hybrid meeting' which
means it will be both virtual and limited in-person. The public can watch this meeting on Comcast
95 (SD), Verizon FIOS 10, Roku or Apple TV streaming devices (Charles County Government),
and the web at https://www.charlescountymd.gov/services/media-services/charles-county-
government-television/ccgtv-live-stream. Residents without internet service can listen to the
meeting at 301-645-0500.

1. Call to Order/Roll Call

2. APPROVAL OF THE AGENDA - no public comments

3. APPROVAL OF THE MINUTES

4. CHAIRPERSON'S COMMENTS - no public comments

5. PERSONAL APPEARANCES (items not on the agenda): PUBLIC COMMENTS
6. PUBLIC HEARING: PUBLIC COMMENTS

6.a Liberty Bell, PSP-250001

The Applicant is requesting approval of a Preliminary Subdivision Plan known as Liberty Bell, PSP-
250001 consisting of five (5) single-family detached homes. The Applicant is also requesting approval
of a modification from Section 278-80B (1) of the Subdivision Regulations, in accordance with Section
278-104 (“Mod104”). Section 278-80B(1) requires that new lots provided on a private right-of-way be
greater than three acres in size, unless using the cluster provisions of the RC, WCD and AC zones. If
approved, this Mod104 would permit the 5 proposed 1-acre lots to be served by a private drive.

The Conceptual Subdivision Plan for this project was presented to the Planning Commission on
September 16, 2024.

Applicant (Agent):
Sandy Ruiz Development, LLC (Lorenzi, Dodds & Gunnill, Inc.)

Staff:
Melissa Hively, Planner II



Public Participation:

The Meeting is open to the public and may be attended in person or viewed on CCGTV (Comcast: 95
and Verizon FIOS: 10).

Written Public Comments can be submitted online by using the webform located HERE. Written
comments must be received by 4:30 p.m. on Friday, January 9, 2026 in order to allow the Planning
Commission time to review them prior to the Meeting. Written comments received after this time and
before the closing of the record will be included in the record, but are not guaranteed to be reviewed.

Those wishing to provide comments by speaking during the Public Comment portion of the Meeting
may choose to either speak virtually or attend the Meeting in person. Virtual speaker registration forms
can be submitted online by using the webform located HERE. Virtual speaker registration forms must
be received by 4:30 p.m. on Friday, January 9, 2026.

Staff Report

Location Map

Zoning Map

Aerial Map

Response to Public Comments Letter
Cost of Local Services

Natural Resources inventory
Preliminary Subdivision Plan
Mod104 Request

7. PUBLIC MEETING: PUBLIC COMMENTS

7.a Cedar Ridge, CSP-250001

Application: The Lorenzi, Dodds, and Gunnill Inc. is requesting review of a Conceptual Subdivision
Plan for a Major Subdivision in accordance with the Charles County Subdivision Regulations, Section
298-23, Major subdivision applications review stages. Cedar Ridge, CSP-250001 is a Conceptual
Subdivision Plan that proposes a residential development of approximately thirty-three (33) single-
family homes on 63.61 acres zoned Rural Residential (RR) off Charles Street in La Plata, Maryland.

Notification: The Applicant is required to provide notice of the Public Meeting, via certified mail, to
the property owners of properties within 200 feet of the proposed site. The Applicant is also required to
post the property with signs advertising the Public Meeting. One sign on the side of the property that
abuts a public or private road is required, and two signs are required for properties with a street frontage
of more than 200 feet. In this instance, the signs shall be posted as to be faced in opposite directions so
as to be visible by the public and traffic traveling in either direction parallel to the street frontage.

Planning Commission Action: The Planning Commission does not take action on Conceptual
Subdivision Plans. The primary purpose of the Public Meeting is to acquire public input on the
conceptual subdivision. In accordance with § 278-251 of the Subdivision Regulations, a list of
comments and concerns as articulated at the Public Meeting with be prepared and presented by PGM
staff to the Applicant, to which a response is required from the Applicant as part of their future
application of a Preliminary Subdivision Plan.


https://www.charlescountymd.gov/services/media-services/charles-county-government-television/ccgtv-live-stream
https://www.charlescountymd.gov/government/boards-commissions/planning-commission/planning-commission-public-comment-and-speaker-registration-form
https://www.charlescountymd.gov/government/boards-commissions/planning-commission/planning-commission-public-comment-and-speaker-registration-form
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3815447/1.__Staff_Report_to_PC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808842/2.__Location_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808843/3.__Zoning_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808847/4.__Aerial_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808838/5.__Response_to_Public_Comments_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3815437/6.__Cost_of_Local_Services.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808839/7.__Natural_Resources_inventory.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808840/8.__Preliminary_Subdivision_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808841/9.__Mod104_Request.pdf

Applicant (Agent):
Mausen Homes, LLC. (Lorenzi, Dodds & Gunnill Inc.)
Staff:

Hunter Zinn, Planner I

Public Participation:
The Meeting is open to the public and may be attended in person or viewed on CCGTV (Comcast: 95
and Verizon FIOS: 10).

Written Public Comments can be submitted online by using the webform located HERE. Written
comments must be received by 4:30 p.m. on Friday, January 9, 2026 in order to allow the Planning
Commission time to review them prior to the Meeting. Written comments received after this time and
before the closing of the record will be included in the record, but are not guaranteed to be reviewed.

Those wishing to provide comments by speaking during the Public Comment portion of the Meeting
may choose to either speak virtually or attend the Meeting in person. Virtual speaker registration forms
can be submitted online by using the webform located HERE. Virtual speaker registration forms must
be received by 4:30 p.m. on Friday, January 9, 2025.

Memo to the Planning Commission
Conceptual Subdivision Plan

Cedar Ridge CSP250001 Location Map
Cedar Ridge CSP250001 Zoning Map
Cedar Ridge CSP250001 Aerial Map

Cedar Ridge CSP250001 Adj Property Map
Letter of Notification Cedar Ridge

8. WORK SESSIONS: No Public Comments

9. UNFINISHED BUSINESS: No Public Comments

10. NEW BUSINESS: No Public Comments

10.a Poll of the Planning Commission members for new business.

10.b Briefing: Review of the Fiscal Year 2027-31 Requested Capital Improvement Program

11. DIRECTOR'S REPORT: No Public Comments
12. ADJOURNMENT
13. VIRTUAL MEETING INFORMATION

14. Signed Minutes
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3822553/2.__Conceptual_Subdivision_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808782/Cedar_Ridge_CSP250001_Location_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808783/Cedar_Ridge_CSP250001_Zoning_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808781/Cedar_Ridge_CSP250001_Aerial_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808784/Cedar_Ridge_CSP250001_Adj_Property_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808785/Letter_of_Notification_Cedar_Ridge.pdf
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Liberty Bell, PSP-250001

The Applicant is requesting approval of a Preliminary Subdivision
Plan known as Liberty Bell, PSP-250001 consisting of five (5)
single-family detached homes. The Applicant is also requesting
approval of a modification from Section 278-80B (1) of the
Subdivision Regulations, in accordance with Section 278-104
(“Mod104”). Section 278-80B(1) requires that new lots provided on a
private right-of-way be greater than three acres in size, unless using
the cluster provisions of the RC, WCD and AC zones. If approved,
this Mod104 would permit the 5 proposed 1-acre lots to be served by
a private drive.

The Conceptual Subdivision Plan for this project was presented to
the Planning Commission on September 16, 2024.

Applicant (Agent):
Sandy Ruiz Development, LLC (Lorenzi, Dodds & Gunnill, Inc.)

Staff:
Melissa Hively, Planner II

Public Participation:

The Meeting is open to the public and may be attended in person or
viewed on CCGTV (Comcast: 95 and Verizon FIOS: 10).

Written Public Comments can be submitted online by using the
webform located HERE. Written comments must be received by 4:30


https://www.charlescountymd.gov/services/media-services/charles-county-government-television/ccgtv-live-stream
https://www.charlescountymd.gov/government/boards-commissions/planning-commission/planning-commission-public-comment-and-speaker-registration-form

p-m. on Friday, January 9, 2026 in order to allow the Planning
Commission time to review them prior to the Meeting. Written
comments received after this time and before the closing of the record
will be included in the record, but are not guaranteed to be reviewed.

Those wishing to provide comments by speaking during the Public
Comment portion of the Meeting may choose to either speak virtually
or attend the Meeting in person. Virtual speaker registration forms can
be submitted online by using the webform located HERE. Virtual
speaker registration forms must be received by 4:30 p.m. on Friday,
January 9, 2026.

SUGGESTED ACTION:

ATTACHMENTS:

Staff Report

Location Map

Zoning Map

Aerial Map

Response to Public Comments Letter
Cost of Local Services

Natural Resources inventory
Preliminary Subdivision Plan

Mod104 Request
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Charles County Planning Commission
Meeting of January 12, 2026

Department of Planning and Growth
Management Staff Report

Project Name & Number: Liberty Bell
PSP-250001

Type of Project: Preliminary Subdivision Plan & Request for Modification
from Section 278-80B(1)

Presented by Melissa Hively, Planning Division
For questions, please contact the Planning Division at 301-638-2409
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l. Project & Applicant Information:

A.

Project Name: Liberty Bell

Owner: Sandy Ruiz Development, LLC
Developer/Applicant:  Sandy Ruiz Development, LLC

Consultant: Lorenzi, Dodds & Gunnill, Inc. (Tim Lessner)

. Project Number:PSP-250001

Subject Property: The Preliminary Subdivision Plan (the “Plan”) for Liberty Bell
includes approximately 5.667 acres on Ranstead Place at the intersection of
Smallwood Church Road and Mason Springs Road (MD 425), known as Parcel
175, Lot 4 found on Tax Map 41, in the 3™ election district. Location, Zoning, and
Aerial maps of the property area are attached and are available online.

Land Use & Zoning Category: The subject property is zoned CV - Village
Commercial. The entire property is located outside of the Development District
and approximately half of the property is located within the Priority Funding Area.
The Property is located within Tier 3 on the “Sustainable Growth and Agricultural
Preservation Act Tier Area Designations Map” most recently updated on July 12,
2016. The proposed development is intended for a residential use.

General Description of the Request: The Applicant is requesting approval of a
Preliminary Subdivision Plan known as Liberty Bell, PSP-250001 consisting of five
(5) single-family detached homes. The Applicant is also requesting approval of a
modification from Section 278-80B(1) of the Subdivision Regulations, in
accordance with Section 278-104 (“Mod104”). Section 278-80B(1) requires that
new lots provided on a private right-of-way be greater than three acres in size,
unless using the cluster provisions of the RC, WCD and AC zones. If approved,
this Mod104 would permit the 5 proposed 1-acre lots to be served by a private
drive.

Background-Previous Applications:

1. Conceptual Subdivision Plan:
a. Section 278-25A of the Subdivision Regulations states in part: “Only
after presentation of the conceptual subdivision plan to the
Planning Commission may the applicant submit the more detailed
preliminary subdivision plan for consideration.”

Staff Comment: The Liberty Bell Conceptual Subdivision Plan (CSP)
was presented to the Planning Commission at their September 16,
2024 meeting.

Liberty Bell, PSP- 250001 Page 2 of 14



b. Section 278-25I(1) of the Subdivision Regulations states in part: “Any
conceptual subdivision plan shall be valid for no more than a one-
year period from the date authorized to proceed by the Planning
Commission, during which time the applicant must submit a
preliminary subdivision plan application to keep the project
active.”

Staff Comment: The Applicant submitted the Preliminary Subdivision
Plan for Liberty Bell on January 23, 2025, which is within the one-year
period permitted.

2. Other approvals: A permit has been issued to construct Ranstead Place,

which addresses the associated Stormwater Management requirements.

Consistency with the Sustainable Growth and Agricultural Preservation Act of

2012

This project is located in Growth Tier Ill of the adopted County Tier Map. In
accordance with 8 5-104 items (c), (d), (e) and (f) of the Land Use Article, the Planning
Commission may review the plan subject to the following:

1.

(c) Review by planning board. -- If a local jurisdiction establishes the growth
tiers under Title 1, Subtitle 5 of this article, a residential major subdivisionin a
Tier Il area may not be approved unless the planning board has reviewed and
recommended the approval of the major subdivision in the Tier lll area.

Staff Findings: The Plan is being presented for review and approval by the
Planning Commission.

(d) Public hearing required. --

(1) Before recommending the approval of a proposed major subdivision in a
Tier lll area, the planning board shall hold at least one public hearing.

(2) The planning board shall conduct the public hearing in accordance with its
rules and procedures.

Staff Findings: Section 25H of the Charles County Subdivision Regulations
states, in part, “Advertisements, notifications, and materials to be prepared
by staff are to be consistent with all applicable regulatory provisions and
controlled by the Planning Commission Rules of Practice and Procedures...
Projects located within Tier lll designated areas on the adopted Tier Map shall
be reviewed at a public hearing and include additional information regarding
costs of providing public services for the project and potential environmental
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issues or a natural resources inventory data in accordance with Senate Bill
236, The Sustainable Growth and Agricultural Preservation Act of 2012.”

The Hearing has been advertised in accordance with Planning Commission
Rules of Practice and Procedures for Public Hearings as well as the Land Use
Article. The Hearing was advertised on December 26, 2025 and January 2,
2026 in the Southern Maryland News, a hewspaper of general circulation in
the local jurisdiction. In accordance with County standards, property owners
within 200’ of the Liberty Bell subdivision were notified by the Applicant, by
certified mail, of the Project a minimum of two (2) weeks prior to the meeting.
The property was posted by the Applicant with signage designed by the County
advertising the date and time of the Hearing.

3. (e) Scope of review. -- The review of a residential major subdivision by the
planning board shall include:
(1) the cost of providing local governmental services to the residential major
subdivision unless a local jurisdiction's adequate public facilities law already
requires a review of government services; and
(2) the potential environmentalissues or a natural resources inventory related
to the proposed residential major subdivision.

Staff Findings: The Implementation Guidance for The Sustainable Growth
and Agricultural Preservation Act of 2012 Senate Bill 236 dated August 1,
2012, Version 2.0, advises: “In its review of the residential major subdivision
within Tier Ill, the planning board must consider the cost of services to the
major subdivision and the potential environmental issues or a natural
resources inventory related to the proposed subdivision. Local jurisdictions
define which cost of services to consider. Standard public costs to consider
include impacts to roads, sewer and schools necessary to accommodate the
new development.”

1) Cost of Providing Local Government Services

A Cost of Local Services Assessment is attached. This report is similar to
the Fiscal & Economic Impact reports required for rezoning cases.

The Applicant is estimating that the County would gain approximately
$39,952 inyearly revenues. The Applicant assumes an average home sales
price of $490,300. The Applicant is estimating that the development will
increase County expenditures by approximately $38,945 per fiscal year.

In total, the Applicant is estimating that the development will generate a
net positive annual return of $7.00.

Liberty Bell, PSP- 250001 Page 4 of 14



The Cost of Local Services Assessment has been provided to the
Department of Fiscal and Administrative Services (FAS) staff for
concurrence.

2) Natural Resources Inventory

A Natural Resource Inventory Document that includes the approved
Forest Stand Delineation and Final Forest Conservation Plans, as well as
the Maryland Department of Natural Resources review letter which
considers the potential environmental issues and provides a natural
resources inventory for the Liberty Bell subdivision, is attached for the
Planning Commission’s consideration.

Staff Findings: Neither the State legislation nor the Implementation
Guidance Manual offer any criteria for reviewing the environmental
component of the legislation.

4. (f) Resolution. -- The planning board shall recommend the proposed
residential major subdivision by resolution of the planning board.

Staff Findings: Staff will prepare a Resolution after Planning Commission
action.

Subdivision Regulations, Section 278-104: As noted above, the Applicant is
requesting approval of a modification from Section 278-80B(1) of the Subdivision
Regulations. Section 278-80B(1) requires that new lots provided on a private right-of-
way be greater than three acres in size, unless using the cluster provisions of the RC,
WCD and AC zones. The minimum standards for the subject request are found in the
Subdivision Regulations, Section 278-104, Modifications and Variations from
Subdivision Regulations, A-C. The principal issue is whether the request meets and
is consistent with the requirements of these regulations, which are outlined below.

1. 278-104A: Modification of requirements. The Planning Commission may
request a report presenting staff review and analysis from the Department of
Planning and Growth Management or other appropriate agencies in order to
evaluate a request to modify or waive any requirement or procedure as stated
in these regulations.

Staff Comment: This report is being submitted and contains staff review and
analysis from the Department of Planning and Growth Management for
evaluation by the Planning Commission.

2. 278-104B: Approval Requirements for Modifications. The Planning
Commission may grant modifications from the strict application of these
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regulations when, by reason of exceptional narrowness, shallowness, or
shape of specific parcels of property or by reason of exceptional
topographical conditions or other extraordinary situations or conditions of
specific parcels of property, the strict application of these regulations would
result in peculiar and unusual practical difficulties to, or exceptional or
undue hardship upon, the owner of said property. However, the Planning
Commission shall not grant modifications that will substantially impair the
intent, purpose, and integrity of these regulations, or any County ordinance.

Staff Comment: The peculiar shape of the Liberty Bell parent parcel is not self-
created. Due to the shape of the parcel, Staff feels that the approval of this
Modification to the Subdivision Regulations aligns with the purpose of these
regulations, or any County ordinance.

3. 278-104C: Burden of proof for modification requests. In addition to those
general findings required in Subsection B above, modification requests shall
not be granted unless the applicant has demonstrated that the following
criteria are met:

(1) That special conditions or circumstances exist that are unique to the
subject property or structure and that a strict enforcement of the
provisions of these regulations would result in unwarranted hardship
which is not generally shared by owners of property in the same land
use classification.

Per the Applicant: CV zoned property permits one (1) acre lots per
Figure VI-3 of the Charles County Zoning Ordinance. The Applicant
purchased the Property with this in mind. The Applicant proposed and
submitted Concept Plan (CSP 240002), which was reviewed by PGM,
appeared on the Planning Commission Agenda and commented on by
members of the public on September 12, 2024. The Subdivision
Regulations Section 80(B) was not an issue and density, or size of the
lots, was never mentioned by the public. It should also be noted that
Smallwood Church Road is designated as a minor collector (per road
ordinance) and Mason Springs Road (RT 425) is a major collector. As per
section 79(A) of the Subdivision Regulations, individual driveway access
points should be limited if other options are possible. Section 79(A)
States:

“Driveway Access to arterial and collectors not permitted. Driveway
access may not be provided from lots within a major subdivision to a
parkway or arterial road. Driveway access to collector roads for any
subdivision may also be limited or prohibited based on the amount of
traffic carried and the function of the road within the local road network.

Liberty Bell, PSP- 250001 Page 6 of 14
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Where driveway access from a major subdivision to any road classified
as a collectorroad or greater, the Planning Commission may require that
such lots be served by a shared access driveway in order to limit possible
traffic hazard on such road. The developer is responsible for
demonstrating that an alternative access route cannot be used for that
lot.”

As stated above, the Planning Commission should promote the use of
private/ shared access to residential lots.

There are several other existing subdivisions in Charles County with one
(1) acre lots on a private road. Examples of this are:

a) Keswick (PB 62 PN 492) Hutton Place Lots 67 and 68

b) Turtle Creek (PB 60 PN 309) Musk Turtle Place Lots 37A, 37B, 37C

c) Carriage Crossing (PB 3651 PN 171) Rosecroft Place Lots 98A, 99A,
100A, 101A, 102A, 103A

d) Eastern Hills (PB 52 PN 294) Peak Run Place Lots 21, 22, 23, 24, 25,
26

e) Belmont (PB 60 PN 425) Olivia Floyd Place Lots 118, 12, 13, 14, 15

f)  Hunter Springs (PB 60 PN 585) Pheasant Creek Place Lots 15A, 16A,
17A

To deprive this landowner of one (1) acre lots on a private drive would be
unfair as this is obviously a common practice shared by many others in
Charles County. None of the provided examples have required a Section
104 Variance for this type of Land Development. It should also be noted
that if a public road was proposed to service these lots, the lot size would
be reduced and would not meet the minimum lot size in CV zone.

Staff Finding: Staff notes for the record that the majority of the examples
provided by the Applicant in their justification were not subject to
Section 80B due to those projects being Cluster Subdivisions located in
the AC Zone; however, Staff acknowledges similarities in the character
of the neighborhoods and surrounding areas, as the subject
developmentis proposing minimum 1-acre (43,560 square feet) lots and
the minimum lot size for a Cluster Subdivision in the AC zone is 40,000
square feet. Staff finds that the strict enforcement of the provisions of
§278-80B would result in unwarranted hardship which is not generally
shared by owners of property in the same land use classification (Rural
Residential District and Rural Conservation District pursuant to Figure 3-
1, Land Use Map, Charles County Comprehensive Plan).

Liberty Bell, PSP- 250001 Page 7 of 14
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(2) That strict enforcement of the provisions of these regulations would
deprive the property owner of rights commonly shared by other
owners of property in the area.

Per the Applicant: As listed above, strict application of the Subdivision
Regulations would deprive the Applicant’s right to subdivide lots as
proposed on the Property. The foregoing are rights commonly shared by
other owners of property in Charles County in the surrounding area.

Staff Finding: Staff notes for the record that the examples provided by
the Applicantin theirjustification are not located in the surrounding area
to Liberty Bell; however, Staff acknowledges similarities in the character
of the neighborhoods and surrounding areas. Staff finds that strict
enforcement of the provisions of these regulations would deprive the
property owner of rights commonly shared by other owners of property
in the area.

(3) That the granting of a modification will not confer upon the applicant
any special privilege that would be denied to other owners of like
property and/or structures within the same zone/land use
classification.

Per the Applicant: The Applicant does not seek the variance for
economic gain or for commercial purposes. In fact, the Applicant's
intended use of the Property is much less intrusive than the potential use
of the Property for commercial development. The Applicant gains no
advantage from the variance other than the right to subdivide homesites
into residential lots. Thus preserving the rural nature of the Property.
Additionally, there are residential lots throughout Charles County
located on private drives and rights-of-way. It is clear that Section 80(b)
of the Subdivision Regulations, preventing the use of a private road for
lots smaller than 3 acres, was not intended to address the situation
presented in this case. In fact, a strict application of Section 80(b) would
have the unintended result of hindering the Applicant's intended use of
the Property. Section 80(b) was obviously not intended to have such
results. Further, based on the examples listed above, there are many
subdivisions within the County that contain lots smallerin size than three
(3) acres which are served by private roads. Accordingly, the granting of
this Section 104 Variance will not confer upon the Applicant any special
privilege denied of other owners of like property within the same
zone/land use classification.

Staff Finding: Staff finds that the granting of a modification will not
confer upon the Applicant any special privilege that would be denied to
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other owners of like property and/or structures within the same
zone/land use classification.

(4) That the modification request is not based upon circumstances
which are self-created or self-imposed.

Per the Applicant: All of the examples listed above are similarin lot sizes
with private drive. None of the examples have been required to acquire a
Section 104 Variance. All of the examples are currently existing with
private roads/joint use access easements. All have a homeowners
association to ensure the common maintenance. Liberty Bell will be
designed similar. However Liberty Bell will have a Cul-de- sac for vehicle
tum around, which the examples listed do not.

Staff Finding: Staff notes for the record that the majority of the examples
provided by the Applicant in their justification were not subject to
Section 80B due to those projects being Cluster Subdivisions located in
the AC Zone; however, Staff acknowledges that the neighborhoods share
a similarity in design and function. Staff finds that the modification
requestis not based upon circumstances which are self-created or self-
imposed.

(5) That greater profitability or lack of knowledge of the restrictions shall
not be considered as sufficient justification for a modification.

Per the Applicant: As stated above, greater profitability is not a
motivation for the Applicant's request in this case. In addition, the
Applicant does not argue "lack of knowledge" of the restrictions of
Section 80(b) of the Subdivision Regulations. It is recognized that the
Applicant intends to "profit" from the sale of lots within this subdivision,
once the subdivision is approved and recorded. However, under
applicable law, the fact that the Applicant will derive an economic
benefit from the Project, does not demonstrate a situation of “greater
profitability" as a "motivation" for a variance request, it being understood
that most, if not all, land use proposals are intended to result in
economic gain.

Staff Finding: Staff finds that greater profitability or lack of knowledge of
the restrictions are not a justification for the Modification.

(6) That the proposed modification is consistent with the Charles
County Comprehensive Plan.
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Per the Applicant: The Applicant's proposed use of the Property will
maintain the rural nature of this parcel. The Applicant's proposed use will
also prevent a much more intrusive commercial development on the
Property. The Property is located in a TIER 3 and an Agricultural
Conservation District, as denoted on the Charles County
Comprehensive Plan. This Application if granted will help promote the
efficient use of land resources within the County and will help provide a
variety of housing choices for persons within the County who may not
choose to reside in a designated development district. Moreover, this
Application will promote the health, safety and welfare of the citizens of
Charles County, by allowing for safe and efficient access to the public
roads that surround this proposed subdivision, minimizing access points
and thereby promoting traffic safety. The use of a private drive ratherthan
a public road will create a lesser environmental impact and the county
government will not be responsible for maintaining of said private drive.

Staff Finding: Staff finds that the use of a private drive rather than a
public road will minimize the impacts of the development on the natural
environment, consistent with Natural Resource Policy recommendation
5.5 of the Charles County Comprehensive Plan.

Iv. Environmental, Historical & Archeological Information:

A. Environmental Information, Resources, Watershed:

1.

Sustainable Growth and Agricultural Preservation (SGAP) Act of 2012 (the
“septic bill”): Liberty Bell is within Tier 3 per the SGAP Act Tier Area
Designations map approved by the County Commissioners July 12, 2016.
Because this projectis within the Tier 3 area, a Natural Resources Inventory is
required. The Natural Resource Inventory documents and includes the
approved Forest Stand Delineation and Final Forest Conservation Plans, as
well as the Maryland Department of Natural Resources review letter, which
considers potential environmental issues and provides a natural resources
inventory for the Liberty Bell subdivision. A copy is attached for the Planning
Commission’s consideration.

Forest Conservation: This project is subject to Forest Conservation
requirements. A Forest Stand Delineation and the Preliminary Forest
Conservation Plan were approved on April 11, 2006. An existing Forest
Conservation easement of 1.12 acres is recorded onsite and recorded at liber
5926, folio 137.

Liberty Bell, PSP- 250001 Page 10 of 14
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3. Watershed: This project is located within the Nanjemoy Creek Watershed.
This project is also located within a Tier Il watershed with Assimilative
Capacity Remaining.

4. Habitat Protection Plan: During the review of the Final Forest Conservation
Plan (2005-2006), a Maryland Department of Natural Resources (MD DNR)
letter was received to indicate that there were no State or Federal records for
rare, threatened, or endangered species within the boundaries of the project
site. Additionally, the Applicant received an MD DNR review letter dated July
25,2022. The letter still indicates no official records for State or Federal listed,
candidates, proposed, or rare plant or animal species within the project area.
Therefore, no Habitat Protection Plan was required for this project.

5. Resource Protection Zone (RPZ): There are no streams on or near the project
site; therefore, the RPZis not applicable to this project.

B. Historic & Archeological: No archeological study is recommended due to the
low potential for archaeological resources.

V. Project Consistency, Impacts, and Findings:

A. Adequate Public Facilities (APF) - (Zoning Ordinance § 297-257):

The following provides a review of impacts and findings for applicable public
facilities:

1. APF-Roads: A Preliminary Adequate Public Facilities (PAPF) application was
filed by the Applicant to determine whether a Traffic Impact Study (TIS) was
required. Because the Project was projected to generate fewer than 35 peak
hour trips, a TIS was not required in accordance with § 297-257B.

2. APF-Schools: The Project will be placed on the School Allocation Waiting List
upon approval of the Preliminary Subdivision Plan.

3. APF-Water Supply: The Project will be utilizing private well and septic systems.

4. APF-Fire Suppression: Section 297-261 has been satisfied because the
Projectis located within four (4) round-trip miles driving distance of an existing
approved water source (Stinnett’s Gravel Pit #119 and Marbury Pisgah Road
#120).

Staff Finding: Staff finds that the proposed Preliminary Subdivision Plan will not
adversely affect the adequacy of public facilities, as specified in Article XVI of the
Charles County Zoning Ordinance.

Liberty Bell, PSP- 250001 Page 11 of 14
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B. Right of Way and Road Frontage Improvements Per Subdivision Regulations
§ 278-75:

Section 278-75 of the Charles County Subdivision Regulations is not applicable.
The Project fronts on County-owned roadway, Smallwood Church Road, that has
already obtained the required ultimate ROW in accordance with County
standards.

C. Secondary Access - Subdivision Regulations § 278-74C:

Section 278-74C of the Charles County Subdivision Regulations is not applicable
due to the Project generating fewer than 1,000 vehicle trips per day.

D. Consistency with the Comprehensive Plan:

The 2016 Charles County Comprehensive Plan establishes goals for the rate and
location of growth. In order to implement these goals, it is necessary to track
housing development throughout the year. The following information provides
guidance for such and is not regulatory:

e Maximum Growth Goal = 1% per year (2016 Comprehensive Plan)

e Population Estimate = 171,973 (current United States Census Bureau
estimate, July 1, 2023 for Charles County, Maryland)

e 1% growth projection = 1,720 people (1% maximum growth goal x
171,973 population)

e Persons per household = 2.8 (United States Census Bureau)

e Total humber of housing units based on 1% growth for a one-year
period =614 (1,720 people + 2.8 persons per household).

2016 Charles County Comprehensive Plan Housing Goals Analysis based on
Preliminary Subdivision Plans approved in 2026 to date:

Dwelling Unit | Cumulative | Proposed with | Proposed 2016
Type Totalto Liberty Bell Cumulative | Comprehensive
Date Total Plan Housing
Policy 10.3
Single Family | O 5 5 491/year (80%
Units of 614)
Townhouse 0 0 0 92/year (15% of
Units 614)
Apartments 0 0 0 31/year (5% of
614)
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Development | Cumulative | Proposed with | Proposed 2016
District Totalto Liberty Bell Cumulative | Comprehensive
Date Total Plan Land Use

Goal 3.2

In 0 0 0 460.50/year
(75% of 614)

Out 0 5 5 153.50/year
(25% of 614)

Staff Finding: Based on Preliminary Subdivision Plans approved in 2026 to date,
the Project will not contribute to exceeding yearly goals for total development
inside or outside of the Development District, as set forth in the 2016 Charles
County Comprehensive Plan.

E. Consistency with the Zoning Ordinance:

1. Building Restriction Lines and Lot Sizes: Building Restriction Lines (BRLs) and
lot sizes for residential uses in the CV - Village Commercial zone are set
forth by the Zoning Ordinance, Figure VI-3, Schedule of Zone Regulations:
Village Zones. For residential uses in the CV Zone, Figure VI-3 requires a
minimum lot area of 1 acre, a front setback of 30’, a side setback of 6’, and a
rear setback of 10°.

Staff Finding: The proposed Building Restriction Lines (BRLs) and lot sizes
shown on the Plan for the building lots are consistent with the requirements
of the Zoning Ordinance.

2. Open Space: Open Space for residential uses in the CV - Village Commercial
zone is set forth by the Zoning Ordinance, Figure VI-3, Schedule of Zone
Regulations: Village Zones.

Staff Finding: In accordance with the Zoning Ordinance, Figure VI-3:
Schedule of Zone Regulations: Village Zones, a conventional developmentin
the CV - Village Commercial zone is not required to provide open space.

F. Consistency with Other Codes - Stormwater Management:
A “Step 1” Concept Stormwater Management (SWM) Plan was not required for
the Project. However, stormwater management for Ranstead Place was

reviewed and approved under permit RESD-221198.

VI. Conclusions & Recommendations:

Liberty Bell, PSP- 250001 Page 13 of 14
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Based on the analysis and findings contained in this Staff Report, staff recommends
approval of the Request for a Modification from Section 80B per Section 104 of the
Subdivision Regulations (“Mod104”) and the Preliminary Subdivision Plan subject to
the following conditions:

1. Approval of this Preliminary Subdivision Plan is contingent upon the Planning
Commission approving the proposed Modification per Section 104 (“Mod104”) of
Section 278-80B(1) of the Subdivision Regulations.

2. General Note #21 must be updated on the final copy of the plan to reflect the

Planning Commission’s approval of the Mod104.

VIl. Appendices

Liberty Bell, PSP- 250001 Page 14 of 14
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INC.

ENGINEERS - SURVEYORS - PLANNERS - LANDSCAPE ARCHITECTS

January 22, 2025
LDG # 229051

Charles County Government

Department of Planning and Growth Management
200 Baltimore Street

La Plata, MD 20646

Attn:  Charles Rice

Re: Liberty Bell
Public Comment Response for CSP 240002

Dear Mr. Rice:

We have submitted the Preliminary Plan for the above referenced project and have the following to offer
in regard to the public comments generated at the September 16, 2024 Planning Commission Meeting:

1. Size of Lots: All lots are a minimum of one (1) acre. This is an allowable lot size in the CV
Zone. It should also be noted that adjoining properties zoned AC would also be allowed to create
one (1) acre lots with a cluster subdivision design.

2. Septic systems on one (1) acre lots are very common. The Charles County Health Department
(CCHD) follows rules and regulations and laws as set forth by Maryland Department of the
Environment (MDE) and the State of Maryland. All perc testing / septic design is approved by
CCHD.

3. These lots will receive a permit for wells (Groundwater Appropriation Permit) from MDE. No
shallow wells are proposed or permitted.

4. This property is within a Tier III, which means a major subdivision is permissible. This property
does not lie adjacent to any protected lands. To the north on Rt. 425, approximate 0.5 mile, there
are properties with Ag. Preservation Districts. To the south on Rt. 425, there are State-owned
preservation easements. And to the west on Smallwood Church Road approximately 0.5 mile,
there are State-owned preservation casements.

5. All houses, driveways, private road will be designed under the current Stormwater Management
(SWM) Ordinance. Environmental Site Design (ESD) to the Maximum Extent Practicable
(MEP) will be provided. All water run-off from this property will be managed and designed to
ESD standards.

WALDORF COMMERCIAL CENTER, 3475 LEONARDTOWN ROAD, SUITE 100, WALDORF, MARYLAND 20601 23
(301) 645-2254 (301) 843-6255



Charles County Government

Department of Planning and Growth Management
LDG # 229051

January 22, 2025

Page 2

6. The five (5) lots will access Smallwood Church Road via a proposed private road. No direct
access to Rt. 425 or Smallwood Church Road for individual lots is proposed.

This project will meet the requirements of the current Adequate Public Facilities (APF) Ordinance.

Sincerely,

Tinpothy R. Lessner
Pyoject Manager

cc: Bill Sandy

Viserverishinred\Projocts\229051_Agostinlio Property Lot 41229051 _public comment response_12-18-24.doex
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RanpALL Gross / DeveLoPMENT Economics

COST OF LOCAL SERVICES ASSESSMENT

Prepared for the Liberty Bell Sub-division
Charles County, MD

Subdivision amendment by Lorenzi, Dodds, & Gunnill, Inc.

April 3, 2025
For Sandy Ruiz Development, LLC and Charles County Government
By Randall Gross / Development Economics
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Randall Gross / Development Economics

INTRODUCTION

This Cost of Local Services Assessment is provided based on the
requirements for residential applications submitted to Charles County, Maryland
for proposed development located within a Tier lil zone (Land Use Article, Section
5-104). The purpose of this assessment is to provide the Charles County Planning
Commission with substantive information on the recurring (annual) fiscal impacts
of the proposed addition on the County’s General Fund. The developer reserves
the right to include any possible capital impacts (prepared by the developer’s
attorney) as warranted.

Basic Methodology

Charles County officials have instructed that this Cost of Services study
assess the annual revenues and costs of the addition that would be generated to
the County’s General Fund. The County also stipulates that most impacts be
determined by assigning per capita revenue and cost figures to the proposed
development program (although Board of Education costs are distributed based
on average pupil yield). Overall revenue and cost data were sourced from the
Charles County Adopted FY2025 Budget. However, all figures used in this analysis
represent Actual 2023 revenues and expenditures. Other factors used in this
analysis are discussed in more detail later in the report.

Consultant Qualifications

Randall Gross / Development Economics (RGDE) represents that he is
qualified to undertake such Cost of Services assessments, having completed
hundreds of similar assignments over 37 years of consulting throughout the United
States and abroad. RGDE is a Washington, DC-based specialist in real estate
market and financial feasibility analysis, economic development strategic planning,
as well as fiscal and economic impact assessments of projects, plans, and
development on local government operations.

Mr. Gross is familiar with Charles County, its government and development
context. In particular, he has worked as a sub- or prime consultant for Charles
County Government on several planning assignments including Stagg Hall and
Port Tobacco Market Potentials (for Community Development); Charles County
Housing Plan (for the Housing Commission); Heathcote Road Revitalization Plan
(Community Legacy Grant, Community Services); and Area Plans for Bryan Road,
Waldorf, and Indian Head (for the Planning Commission). He has also completed
several private sector assignments in Charles County. Mr. Gross has provided
similar Tier lll impact assessments in Charles County.

WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com £
NASHVILLE: 4416 Harding Place, Belle Meade 37205. Tel 202-427-3027 / Rangross@aol.com

AFRICA: African Development Economic Consuitants (ADEC). 27-11-728-1965. Fax 728-8371. Randall@ADEC1.com
UK: 118 Hampstead House, 176 Finchley Road, NW3 68T London. Tel 44-79 0831 6890. rangross@aol.com
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Randall Gross /D Development Economics

PROJECT DESCRIPTION

Liberty Bell is an existing single-family development with four existing lots
located on Mason Springs Road (MD Route 425) at Smallwood Church Road in
the Ironsides area of Indian Head, less than '
one-half mile from MD Route 6 (Port
Tobacco Road). This small subdivision has
three existing homes, two of which were
originally built and sold for $236,000
starting in 2007. However, the most recent
sales indicate market values of $420,000 to
$490,000 for these same homes. The
1,300- to 2,100 square foot homes are
situated on 3.0- to 3.7-acre wooded lots and offer access to natural amenities. The
developer has proposed the further subdivision of the one remaining 5.7-acre
undeveloped parcel into five 1.0- to 1.2-acre lots, for a total of 8 lots in the
community.

ANNUAL REVENUE IMPACTS

The project’'s annual revenue impacts were determined for real property
taxes, income taxes, and selected other revenues. These revenues constitute the
major source of Charles County’'s General Fund budget. Revenue impacts were
determined for each revenue source and then aggregated to illustrate the total
revenue benefit of the project. Based on this analysis, the project’s five homes are
forecasted to generate a total of approximately $39,950 in annual revenues to the
County’s General Fund at buildout.

Table 1. FISCAL REVENUES GENERATED BY THE LIBERTY
BELL SUBDIVISION, CHARLES COUNTY
PROGRAM # Ave Price Total Value
# Lots 5
# SF Residential 5 $ 490,253 $ 2,451,263
Property Taxes Tax Rate Per $100/AV Total Value REVENUE
$ 1.14100 $ 0.01141 $ 2,451,263 $ 27,969
Income Taxes Rate Income/HH Total Income REVENUE
3.03% $90,945 $ 454,723 $ 9,645
Other GF Revenues GF Amount (FY23a) Pop (2023c) Per Capita REVENUE
Service Charges $ 10,735,154 171,973 $ 62.42 $ 868
Fines & Forfeitures $ 5,828,894 171,973 $ 33.89 3 471
Sub-Total $ 1,339
TOTAL REVENUES | $ 38,952
Sources: Charles County Government; U.S. Bureau of the Census;

Sandy Ruiz Development, Charles County Government, & Randall Gross /

Development Economics.

WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com 3
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Property Taxes

The project’s five lots built for homes at Liberty Bell would generate an
estimated $27,970 in annual real property tax revenues to Charles County’s
General Fund. This revenue calculation is based on the project’s actual pricing
history, with an average sale price of $490,300 calculated on the most recent sales
for homes in this community. Applying this average price to the development of
five homes in the subdivision would result in a total added home value of
$2,451,300. The County’s tax rate of $1.141 per $100 of assessed (fair market)
value was applied to this value in order to derive total annual tax revenue of
$27,970.

Income Taxes

About $9,650 in annual Charles County income tax revenues were
projected for the subdivision. This calculation was made based on the household
income that would be required to support payments on new homes in the
subdivision. That income was estimated to be about $90,950 per household, or
$455,000 for the five homes. Applying the tax rate of 3.03% would vyield total
income tax revenues of about $9,650 to Charles County’s General Fund.

Other Revenues

Charles County generates additional revenues from a variety of sources,
such as recordation and transfer taxes, hotel/motel and admissions taxes, lease
and rental agreements, intergovernmental grants and transfers, among others.
Based on a review of these other sources, the consultant has made a conservative
choice to include only several key revenues that could be attributable directly to
residents of housing that might be developed at this site. Namely, these revenues
include certain service charges, plus fines and forfeitures.

Residents might generate indirect revenues, such hotel/motel taxes
(generated when friends or family visit the county). Certain intergovernmental
grants and transfers are based in part on the County’s population and thus, the
addition of new residents at Liberty Bell could increase the County’s share of
appropriations from State government. However, these indirect revenues are not
included in this analysis. Further, “once-off’ revenues generated from the
construction or sale of houses at Liberty Bell, such as building permit fees,
recordation taxes, transfer taxes, and others are also excluded from this analysis
because they may not be considered as a “recurring” revenue added each year to
the County’s tax base. Thus, overall, the revenue estimates could be considered
somewhat conservative.

Service charges (such as EMS or 911 fees) were calculated based on the
per-capita amount of the Approved General Fund allocation for these charges,
applied to the projected population at Liberty Bell. That population (the equivalent

WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com 4
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Randall Gross / Development Economics

of about 14 people) was caiculated based on average household size estimated
by the U.S. Bureau of the Census in its 2023 American Community Survey data
for Charles County. The total service charge revenue generated by the project is
therefore estimated at about $870 per year. A similar per-capita methodology was
applied to fines and forfeitures, yielding annual revenue of about $470. Together
with property and income taxes, the addition would thereby yield a total of about
$38,950 in annual revenue to the County’s General Fund.

ANNUAL EXPENDITURE IMPACTS

The annual cost impacts on the County’s General Fund were also projected
for the two added lots at build-out. These impacts were determined for the Board
of Education as well as for the Sheriff, County-Administered services, and other
General Fund accounts. Board of Education cost impacts were determined based
on per-pupil costs and pupil yields, while the costs associated with other funds
were determined on a per-capita basis. Based on the County’s average household
size of 2.78 for owner-occupied housing (Census 2023 American Community
Survey), the addition is projected to yield a population of about 14 people. Overall,
the project is expected to generate total costs to the County’s General Fund of
approximately $38,950 per annum.

Board of Education

The Actual FY2023 Charles County General Fund contribution to the Board
of Education was $212,686,400. The Board’s total enrolment was 27,598, so the
General Fund cost per pupil is $7,707 per year. It should be noted that this does
not represent the total cost per pupil, only the cost to the County’'s General Fund.
The Planning and Growth Management approved pupil yields for Single-Family
Developments (SFD) in the county are 0.20 for elementary schools, 0.10 for middle
schools, and 0.16 for high schools, for a total pupil yield of 0.46 per household.
Based on these official data, the Liberty Bell's further subdivision is projected to
yield approximately two (2.3 equivalent) students, for a total cost to the County’s
General Fund of about $17,725.

Sheriff’s Office

The Sheriffs Office, which leads the County's public safety efforts,
represents a substantial share of the County's General Fund budget. The Actual
FY2023-24 General Fund amount expended by the Sheriff was $113,337,464.
Based on the County’s 2023 American Community Survey population, the Sheriff's
budget represented per-capita expenditures of $659.04. Applied to the projected
site population of 14, the project would generate total annual costs of about $9,160
to the Sheriff. Other public safety expenditures, such as in the Department of
Emergency Services and in Volunteer Fire Protection & Emergency Medical
Services, are included with County-Administered funds.

WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com 5
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Table 2. FISCAL COSTS GENERATED BY LIBERTY BELL SUBDIVISION,
CHARLES COUNTY

PROGRAM # County Pop Pop/HH Site Pop
# Lots 5
# SF Residential 5 171,973 2.78 13.9
Board of Education GF Contrib. Pupils Site Yield COST

$ 212,686,400 27,598 2 $ 17,725
Sheriff GF Amount Per Capita Site Pop COST

$ 113,337,464 $ 659.04 14 $ 9,161
County Administered GF Amount Per Capita Site Pop COosT
Public Works-Facilities $ 14,496,713 $ 84.30 14 $ 1,172
Emergency Services $ 12,060,643 $ 70.13 14 $ 975
Community Services $ 2,510,622 $ 14.60 14 $ 203
Fiscal/Admin Services $ 11,897,721 $ 69.18 14 $ 962
Planning/Growth Mgt $ 8,059,280 $ 46.86 14 $ 651
Economic Development $ 2,015,761 $ 11.72 14 § 163
General Government $ 6,267,214 $ 36.44 14 $ 507
Recreation, Parks, Tourism ) 10,378,026 $ 60.35 14 $ 839

Sub-Total $ 67,685,980 $ 5471

Other General Fund GF Amount Per Capita Site Pop COST

$ 81,514,490 $ 474.00 14 $ 6,589
TOTAL COSTS l $ 38945
Sources: Charles County Government; U.S. Bureau of the Census;

and Randall Gross / Development Economics.

County-Administered Agencies

There are various other agencies administered by County Government,
including EMS (as noted above) as well as Public Works, Community Services,
Fiscal & Administrative Services, Planning & Growth Management, Economic
Development, and Recreation, Parks & Tourism. The costs of service generated
to these funds by the proposed project were also simply determined on a per-
capita basis. The project would generate total costs to these agencies of about
$5,470 per year, based on the per-capita approach utilized by the County.

Other General Fund

Other General Fund expenditures are made for the State’s Attorney, Health
Department, and a variety of other agencies, courts, and services. Together, the
Actual County expenditures totalled $81,514,490 for these expenditures or
$474.00 per capita. Based on this budget amount, the project would yield costs of
about $6,590 annually to the General Fund.

WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com 6
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Summary

Overall, the Liberty Bell subdivision would generate annual costs of about
$38,945 to the County’s General Fund. It should be noted that these costs are
probably higher than the likely costs attributable to this specific development due
to the per-capita approach, which assigns social services and other costs that may
not be generated by a residents of a relatively affluent single family residential
development. Other costs, like Planning and Community Development may be
cross subsidized in part through building and other permits, which are not included
in the revenue calculations for this project. Thus, overall, the consultant has
chosen a relatively conservative approach to forecasting the costs and revenues
generated by the project.

SUMMARY NET COST-OF-SERVICES

This analysis projected the total annual revenue as well as total annual
operating costs that may be generated by the proposed further Liberty Bell
subdivision to the Charles County General Fund. Based on this analysis, the
project would pay for itself, so long as the new houses are sold at prices
comparable or higher than what recent sales in this community have achieved.
Again, conservative assumptions have been made with respect to the inclusion of
costs that may not be applicable to this community. But even then, the project
should pay for itself, based on the estimated revenues and expenditures that it
would generate to the County’s General Fund. The following table summarizes
these findings.

Table 3. NET COST-OF-SERVICES PROJECT
RETURNS TO CHARLES COUNTY

REVENUES Amount Per Year Share
Real Property Taxes $ 27,969 71.8%
income Taxes $ 9,645 24.8%
Service Charges, F&F $ 1,339 3.4%
TOTAL | $ 38,952 |  100.0%
COSTS
Board of Education 3 17,725 45.5%
Sheriff $ 9,161 23.5%
County Administered $ 5,471 14.0%
Other General Fund $ 6.589 16.9%
TOTAL $ 38,945 |  100.0%
NET ANNUAL RETURN $ 7
Source: Randall Gross / Development
Economics.
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The analysis suggests that the further subdivision of this property is not
likely to have a deleterious impact on the County’s fiscal health. There are several
caveats, however, associated with these findings. As noted above, this analysis
has made fairly conservative assumptions about the exclusion of certain revenues;
and the per-capita approach tends to increase costs beyond what is normally
expected for the social service requirements associated with affluent communities.
Thus, the findings remain relatively conservative. On the other hand, the analysis
assumes that the subdivision will result in housing of a quality sufficient to generate
prices (and values) equivalent or higher to those homes that are already located
in the Liberty Bell community. While the lots are somewhat smaller in the new
subdivision, there is reason to believe that the new housing would fetch higher
prices due to construction cost inflation and overall price escalations in the market.
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INTRODUCTION

This Cost of Local Services Assessment is provided based on the
requirements for residential applications submitted to Charles County, Maryland
for proposed development located within a Tier lll zone (Land Use Atrticle, Section
5-104). The purpose of this assessment is to provide the Charles County Planning
Commission with substantive information on the recurring (annual) fiscal impacts
of the proposed addition on the County’s General Fund. The developer reserves
the right to include any possible capital impacts (prepared by the developer's
attorney) as warranted.

Basic Methodology

Charles County officials have instructed that this Cost of Services study
assess the annual revenues and costs of the addition that would be generated to
the County’s General Fund. The County also stipulates that most impacts be
determined by assigning per capita revenue and cost figures to the proposed
development program (although Board of Education costs are distributed based
on average pupil yield). Overall revenue and cost data were sourced from the
Charles County Adopted FY2025 Budget. However, all figures used in this analysis
represent Actual 2023 revenues and expenditures. Other factors used in this
analysis are discussed in more detail later in the report.

Consultant Qualifications

Randall Gross / Development Economics (RGDE) represents that he is
qualified to undertake such Cost of Services assessments, having completed
hundreds of similar assignments over 37 years of consulting throughout the United
States and abroad. RGDE is a Washington, DC-based specialist in real estate
market and financial feasibility analysis, economic development strategic planning,
as well as fiscal and economic impact assessments of projects, plans, and
development on local government operations.

Mr. Gross is familiar with Charles County, its government and development
context. In particular, he has worked as a sub- or prime consultant for Charles
County Government on several planning assignments including Stagg Hall and
Port Tobacco Market Potentials (for Community Development); Charles County
Housing Plan (for the Housing Commission); Heathcote Road Revitalization Plan
(Community Legacy Grant, Community Services); and Area Plans for Bryan Road,
Waldorf, and Indian Head (for the Planning Commission). He has also completed
several private sector assignments in Charles County. Mr. Gross has provided
similar Tier Ill impact assessments in Charles County.

WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com 2
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PROJECT DESCRIPTION

Liberty Bell is an existing single-family development with four existing lots
located on Mason Springs Road (MD Route 425) at Smallwood Church Road in
the Ironsides area of Indian Head, less than e 78S AN T SR
one-half mile from MD Route 6 (Port
Tobacco Road). This small subdivision has
three existing homes, two of which were
originally built and sold for $236,000
starting in 2007. However, the most recent
sales indicate market values of $420,000 to
$490,000 for these same homes. The
1,300- to 2,100 square foot homes are
situated on 3.0- to 3.7-acre wooded lots and offer access to natural amenities. The
developer has proposed the further subdivision of the one remaining 5.7-acre
undeveloped parcel into five 1.0- to 1.2-acre lots, for a total of 8 lots in the
community.

ANNUAL REVENUE IMPACTS

The project's annual revenue impacts were determined for real property
taxes, income taxes, and selected other revenues. These revenues constitute the
major source of Charles County’s General Fund budget. Revenue impacts were
determined for each revenue source and then aggregated to illustrate the total
revenue benefit of the project. Based on this analysis, the project’s five homes are
forecasted to generate a total of approximately $39,950 in annual revenues to the
County’s General Fund at buildout.

Table 1. FISCAL REVENUES GENERATED BY THE LIBERTY
BELL SUBDIVISION, CHARLES COUNTY
PROGRAM # Ave Price Total Value
# Lots 5
# SF Residential 5 $ 490,253 $§ 2,451,263
Property Taxes Tax Rate Per $100/AV Total Value REVENUE
$ 1.14100 $ 0.01141 $  2451,263 $ 27,969
Income Taxes Rate Income/HH Total Income REVENUE
3.03% $90,945 $ 454,723 $ 9,645
Other GF Revenues GF Amount (FY23a) Pop (2023c) Per Capita REVENUE
Service Charges $ 10,735,154 171,973 $ 62.42 $ 868
Fines & Forfeitures 3 5,828,894 171,973 $ 33.89 $ 471
Sub-Total $ 1,339
TOTAL REVENUES | $ 38952
Sources: Charles County Government; U.S. Bureau of the Census;
Sandy Ruiz Development, Charles County Government, & Randall Gross /
Development Economics.
WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Ranaross@aol.com 3
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Property Taxes

The project’s five lots built for homes at Liberty Bell would generate an
estimated $27,970 in annual real property tax revenues to Charles County’s
General Fund. This revenue calculation is based on the project’s actual pricing
history, with an average sale price of $490,300 calculated on the most recent sales
for homes in this community. Applying this average price to the development of
five homes in the subdivision would result in a total added home value of
$2,451,300. The County’s tax rate of $1.141 per $100 of assessed (fair market)
value was applied to this value in order to derive total annual tax revenue of
$27,970.

Income Taxes

About $9,650 in annual Charles County income tax revenues were
projected for the subdivision. This calculation was made based on the household
income that would be required to support payments on new homes in the
subdivision. That income was estimated to be about $90,950 per household, or
$455,000 for the five homes. Applying the tax rate of 3.03% would yield total
income tax revenues of about $9,650 to Charles County’s General Fund.

Other Revenues

Charles County generates additional revenues from a variety of sources,
such as recordation and transfer taxes, hotel/motel and admissions taxes, lease
and rental agreements, intergovernmental grants and transfers, among others.
Based on a review of these other sources, the consultant has made a conservative
choice to include only several key revenues that could be attributable directly to
residents of housing that might be developed at this site. Namely, these revenues
include certain service charges, plus fines and forfeitures.

Residents might generate indirect revenues, such hotel/motel taxes
(generated when friends or family visit the county). Certain intergovernmental
grants and transfers are based in part on the County’'s population and thus, the
addition of new residents at Liberty Bell could increase the County’s share of
appropriations from State government. However, these indirect revenues are not
included in this analysis. Further, “once-off’ revenues generated from the
construction or sale of houses at Liberty Bell, such as building permit fees,
recordation taxes, transfer taxes, and others are also excluded from this analysis
because they may not be considered as a “recurring” revenue added each year to
the County’s tax base. Thus, overall, the revenue estimates could be considered
somewhat conservative.

Service charges (such as EMS or 911 fees) were calculated based on the
per-capita amount of the Approved General Fund allocation for these charges,
applied to the projected population at Liberty Bell. That population (the equivalent

WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com 4
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of about 14 people) was calculated based on average household size estimated
by the U.S. Bureau of the Census in its 2023 American Community Survey data
for Charles County. The total service charge revenue generated by the project is
therefore estimated at about $870 per year. A similar per-capita methodology was
applied to fines and forfeitures, yielding annual revenue of about $470. Together
with property and income taxes, the addition would thereby yield a total of about
$38,950 in annual revenue to the County’'s General Fund.

ANNUAL EXPENDITURE IMPACTS

The annual cost impacts on the County's General Fund were also projected
for the two added lots at build-out. These impacts were determined for the Board
of Education as well as for the Sheriff, County-Administered services, and other
General Fund accounts. Board of Education cost impacts were determined based
on per-pupil costs and pupil yields, while the costs associated with other funds
were determined on a per-capita basis. Based on the County’s average household
size of 2.78 for owner-occupied housing (Census 2023 American Community
Survey), the addition is projected to yield a population of about 14 people. Overall,
the project is expected to generate total costs to the County’s General Fund of
approximately $38,950 per annum.

Board of Education

The Actual FY2023 Charles County General Fund contribution to the Board
of Education was $212,686,400. The Board’s total enrolment was 27,598, so the
General Fund cost per pupil is $7,707 per year. It should be noted that this does
not represent the total cost per pupil, only the cost to the County’s General Fund.
The Planning and Growth Management approved pupil yields for Single-Family
Developments (SFD) in the county are 0.20 for elementary schools, 0.10 for middle
schools, and 0.16 for high schools, for a total pupil yield of 0.46 per household.
Based on these official data, the Liberty Bell's further subdivision is projected to
yield approximately two (2.3 equivalent) students, for a total cost to the County’s
General Fund of about $17,725.

Sheriff’s Office

The Sheriffs Office, which leads the County’s public safety efforts,
represents a substantial share of the County’s General Fund budget. The Actual
FY2023-24 General Fund amount expended by the Sheriff was $113,337,464.
Based on the County’s 2023 American Community Survey population, the Sheriff's
budget represented per-capita expenditures of $659.04. Applied to the projected
site population of 14, the project would generate total annual costs of about $9,160
to the Sheriff. Other public safety expenditures, such as in the Department of
Emergency Services and in Volunteer Fire Protection & Emergency Medical
Services, are included with County-Administered funds.

WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com 5
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Table 2. FISCAL COSTS GENERATED BY LIBERTY BELL SUBDIVISION,
CHARLES COUNTY

PROGRAM # County Pop Pop/HH Site Pop
# Lots 5
# SF Residential 5 171,973 2.78 13.9
Board of Education GF Contrib. Pupils Site Yield COST
$ 212,686,400 27,598 2 $ 17,725
Sheriff GF Amount Per Capita Site Pop COST
$ 113,337,464 $ 659.04 14 $ 9,161
County Administered GF Amount Per Capita Site Pop COST
Public Works-Facilities $ 14,496,713 $ 84.30 14 $ 1,172
Emergency Services $ 12,060,643 $ 70.13 14 $ 975
Community Services 3 2,610,622 £ 14.60 14 $ 203
Fiscal/Admin Services $ 11,897,721 $ 69.18 14 $ 962
Planning/Growth Mgt $ 8,059,280 $ 46.86 14 $ 651
Economic Development 3 2,015,761 $ 11.72 14 $ 163
General Government $ 6,267,214 $ 36.44 14 3 507
Recreation, Parks, Tourism $ 10,378,026 $ 60.35 14 $ 839
Sub-Total $ 67,685,980 $ 5471
Other General Fund GF Amount Per Capita Site Pop COST
$ 81,514,490 $ 474.00 14 $ 6,589
TOTAL COSTS | $ 38,945
Sources: Charles County Government; U.S. Bureau of the Census;

and Randall Gross / Development Economics.

County-Administered Agencies

There are various other agencies administered by County Government,
including EMS (as noted above) as well as Public Works, Community Services,
Fiscal & Administrative Services, Planning & Growth Management, Economic
Development, and Recreation, Parks & Tourism. The costs of service generated
to these funds by the proposed project were also simply determined on a per-
capita basis. The project would generate total costs to these agencies of about
$5,470 per year, based on the per-capita approach utilized by the County.

Other General Fund

Other General Fund expenditures are made for the State’s Attorney, Health
Department, and a variety of other agencies, courts, and services. Together, the
Actual County expenditures totalled $81,514,490 for these expenditures or
$474.00 per capita. Based on this budget amount, the project would yield costs of
about $6,590 annually to the General Fund.
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Summary

Overall, the Liberty Bell subdivision would generate annual costs of about
$38,945 to the County’s General Fund. It should be noted that these costs are
probably higher than the likely costs attributable to this specific development due
to the per-capita approach, which assigns social services and other costs that may
not be generated by a residents of a relatively affluent single family residential
development. Other costs, like Planning and Community Development may be
cross subsidized in part through building and other permits, which are not included
in the revenue calculations for this project. Thus, overall, the consuitant has
chosen a relatively conservative approach to forecasting the costs and revenues
generated by the project.

SUMMARY NET COST-OF-SERVICES

This analysis projected the total annual revenue as well as total annual
operating costs that may be generated by the proposed further Liberty Bell
subdivision to the Charles County General Fund. Based on this analysis, the
project would pay for itself, so long as the new houses are sold at prices
comparable or higher than what recent sales in this community have achieved.
Again, conservative assumptions have been made with respect to the inclusion of
costs that may not be applicable to this community. But even then, the project
should pay for itself, based on the estimated revenues and expenditures that it
would generate to the County’s General Fund. The following table summarizes
these findings.

Table 3. NET COST-OF-SERVICES PROJECT
RETURNS TO CHARLES COUNTY
REVENUES Amount Per Year Share
Real Property Taxes $ 27,969 71.8%
Income Taxes 3 9,645 24.8%
Service Charges, F&F 3 1,339 3.4%
TOTAL $ 38,952 |  100.0%
COSTS
Board of Education $ 17,725 45.5%
Sheriff $ 9,161 23.5%
County Administered $ 5,471 14.0%
Other General Fund $ 6,589 16.9%
TOTAL i $ 38,945 |  100.0%
NET ANNUAL RETURN $ 7
Source: Randall Gross / Development
Economics.
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The analysis suggests that the further subdivision of this property is not
likely to have a deleterious impact on the County’s fiscal health. There are several
caveats, however, associated with these findings. As noted above, this analysis
has made fairly conservative assumptions about the exclusion of certain revenues;
and the per-capita approach tends to increase costs beyond what is normally
expected for the social service requirements associated with affluent communities.
Thus, the findings remain relatively conservative. On the other hand, the analysis
assumes that the subdivision will resuit in housing of a quality sufficient to generate
prices (and values) equivalent or higher to those homes that are already located
in the Liberty Bell community. While the lots are somewhat smaller in the new
subdivision, there is reason to believe that the new housing would fetch higher
prices due to construction cost inflation and overall price escalations in the market.

WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com 8
NASHVILLE: 4416 Harding Place, Belle Meade 37205. Tel 202-427-3027 / Rangross@aol.com

AFRICA: African Development Economic Consuitants (ADEC). 27-11-728-1965. Fax 728-8371. Randall@ADEC1.com
UK: 118 Hampstead House, 176 Finchley Road, NW3 6BT London. Tel 44-79 0831 6890. rangross@aol.com

40



ENGINEERS - SURVEYORS ‘- PLANNERS - LANDSCAPE ARCHITECTS

Natural Resources Inventory

For

Land of Sandy Ruiz
Development, LL.C

Indian Head, Charles County, Maryland
Tax Map 41, Grid 21, Parcel 175 ~ Tax ID # 03-026728

PSP # 25 cce!

July 2025
Prepared for: Prepared by:
Sandy Ruiz Development. LLC Lorenzi, Dodds. & Gunnill, Inc.
4230 Ray Drive 3475 Leonardtown Rd.. Suite 100
La Plata. MD 20646 Waldorf, MD 20601

c/o Gahr Lessner

LDG# 229051

WALDORF COMMERCIAL CENTER. 3475 LEONARDTOWN ROAD, SUITE 100, WALDORF. MARYLAND 20601
(301) 645-2254 (301) 843-6255 Fax:(301)932-4480

41



Table of Contents
It OAUCHION . e

Background and Existing Conditions
Geology and Soils

List of Tables

Table 1

List of Figures

Figure 1
Figure 2
Figure 3
Figure 4

Soil Units within Area of Review

Vicinity Map

List of Appendices

Appendix A
Appendix B
Appendix C
Appendix D

Preliminary Plan

Final Forest Conservation Plan
DNR Environmental Review
USFWS IPaC Review

Waters of the United States. Wetlands and Floodplain
Listed Species and Forest Interior Dwelling Birds

USGS 7.5-minute Topographic Map
NRCS, USDA Web Soil Survey
National Wetland Inventory Map

Page 3

Page |
Page 2
Page 3
Page 4

42



Natural Resource Inventory July 2025
Land of Sandy Ruiz Development, LLC LDG #229051

Introduction

The Land of Sandy Ruiz Development, LLC, the Site. is located in Indian Head, Charles County,
Maryland, off of Smallwood Church Road, directly the intersection of Mason Springs Road (MD
RT 425) and Smallwood Church Road. The Site is zoned Village Commercial (CV). The Site is
located on Tax Map 41. Grid 21, and identified as Parcel 175.

Figure 1: Vicinity Map
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The field investigation for the natural resource inventory (NRI) included the entire site. The site is
a total of 5.67 acres, all of which is considered forested area. The site is bound by existing
residential properties to the west, by commercial property to the south, by Smallwood Church Road
to the north, and by Mason Springs Road to the east. Parcel 31 is located on the La Plata, Maryland
USGS 7.5-minute Quadrangle Map at 38° 29’ 34.57” N and 77° 09’ 34.84” W.

Figure 2. o USGS 7.§-minute Topographic }Vllap.

\

Not to Scale

The property was part of a previous subdivision known as “Agostinho Property” and was recorded
under PB.56 PG. 352-353. This record plat recorded the Site as “Lot 4”. The proposed project
shall further subdivide the Site into four (4) additional single-family residential lots.

The Site also underwent a forest harvest between the time of May 2022 and July 2023. The harvest
operation was conducted under permit # HARV-220014.
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Background and Existing Conditions

Geology and Soils

July 2025
LDG #229051

The site is located entirely within the Coastal Plain Physiographic Province. The Coastal Plain

Province is composed of thick unconsolidated beds of sand, silt, clay, and gravel laid down as
marine deposits and extends from the Atlantic Ocean westward to the eastern boundary of the

Piedmont Province. The soil units mapped in this review area are listed in Table 1 and shown as
mapped by the NRCS Web Soil Survey.

Table 1. Soil Units Mapped on the Site

SoIL MAP ERODIBILITY
UNIT SOIL DESCRIPTION (K-FACTOR) HYDRIC | HSG
BaB Beltsville silt loam (2 to 5% slopes) 0.37 No C
BaC Beltsville silt loam (5 to 10% slopes) 0.43 No C

NOTES: *K-Factor of 0.37 or greater and located on steep slopes is considered highly erodible soil.
*HSG — Hydrolic Soil Group — Refer to Appendix A, USDA TR55 Manual

NRCS, US Department of A
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Waters of the United States, Wetlands and Floodplain

The Site drains directly to an unnamed tributary of the Nanjemoy Creek, which is a tributary of the
Lower Potomac River. The National Wetland Inventory (NWI) Map (Figure 4) indicates the
absence of any non-tidal wetlands or Waters of the US on the Site. A preliminary field visit by
Lorenzi, Dodds, & Gunnill, Inc. confirmed the NWI mapping but no delineation of the W.0.U.S.
was performed at this time. According to Federal Emergency Management Agency (FEMA), Flood
Insurance Rate Map (FIRM) panel numbers 24017C0285D (effective 05/04/2015). no portion of
the Site is mapped as a 1% / 100-yr floodplain. The Site is not located within the Chesapeake Bay
Critical Area (CBCA) limits. This project is located within a Tier II watershed, Hill Top Fork UT
1. This watershed has assimilative capacity per the online Maryland’s Tier Il High Quality Waters
GIS mapping.

Figure 4. NWI Map - MD Merlin w/ Floodplain
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Listed Species and Forest Interior Dwelling Birds

An Environmental Review was received by LDG from the Maryland Department of Natural
Resources, Wildlife and Heritage Service (DNR) on July 05, 2022. This review found no official
records for State or Federal listed. candidate, proposed. or rare plant or animal species within the
project area.

On June 23, 2022, a review was completed by USDI/FWS through the IPAC system. The IPaC
review provided a species list identifying two (2) records of threatened, endangered, or proposed
and candidate species. (1) Northern Long-Eared Bat (Myotis septentriomalis) — endangered. A
“May Affect” determination was provided by the USFWS department which results in no further
required action. (2) Monarch Butterfly (Danaus plexippus) — Proposed Threatened. The Monarch
Butterfly has mapped critical habitat that does not overlap with project boundary this time.
Additional action for these species with the USFWS is voluntary. Please refer to Appendix D for
a copy of the environmental reviews.

Forest Resources

A Forest Stand Delineation (FC # 05-664) was prepared by Bolton & Associates. LLC and was
approved in March 2011. Per the approved Forest Stand Delineation (FSD) for the “Agostinho
Property” which was the name of the overall subdivision which included Lot 4 (the Site), two (2)
forest stands were identified on the subject property. The entire forest area on-site was considered
upland and no portion of the forest on-site was designated as high priority retention. The FSD noted
Stand B to be “medium” retention potential for the fact this area facilities some of the site drainage.
The methods used for the completion of the forest inventory are in accordance with the State Forest
Conservation Technical Manual, Third Edition, 1997. full FSD requirements. The inventory was
conducted using the point sampling method of inventory forest resources. Sample points were
randomly located throughout the property. At each sample point a ten (10) basal area factor (BAF)
wedge prism was used to determine countable trees. All countable trees two (2) inches diameter at
breast height (DBH) or greater and greater than twenty feet in height were tallied. The site also
recently underwent an approved forest harvest operation. The site was harvested under permit #
HARV-220014.

Proposed Development and Environmental Impacts

The proposed development for Lot 4 shall subdivide the Site into four (4) additional lots to be
known as Liberty Bell subdivision. The lots will be served by a shared private road and will have
individual driveways for each of the proposed lots. The lots will be served by private wells and
septic reserve systems that will be approved by the Charles County Health Department. Home
development will be located away from steep slopes and forest clearing will be minimized to the
greatest extent feasible to facilitate forest canopy retention. Stormwater management (SWM) and
storm drainage (SD) will be designed and built for the private road and right-of-way area under a
Development Service Permit (DSP). Individual lots will be reviewed and designed on a lot-by-lot
basis at the time of building permit application and will provide Environmentally Sensitive Design
(ESD) stormwater treatment. The SWM plans will address added impervious area and reduce
sedimentation and unnecessary changes to the affected watershed. The Site also has existing forest
conservation easements that will be re-flagged. if necessary, and will be avoided during
development.
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Conclusion

The Land of Sandy Ruiz Development, LLC is not a significant source of environmental resources.
The site lacks any Waters of the US and has no critical habitats according to provided state and
federal reviews provided. Forest conservation was previously met through the approval and
implementation of FC # 05-664. The project proposes no impacts to environmental features
through the development of the site, therefore no further environmental review is needed.
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Appendix A: Preliminary Subdivision Plan
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Appendix B: Forest Stand Delineation
& Final Forest Conservation Plan
(by Bolton & Associates, LLC)
FC # 05-664
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INTRODUCTION:

The Agostinho Minor Subdivision consists of +/-16.38 acres and is located in Ironsides,
Maryland. Approximately +/- 9.50 acres are forested and are the subjects of this report. This
site is composed of one parcel and is currently zoned Agricultural Conservation (AC) and
Village Commercial (CV) and can be located on Charles County Tax Map 41, Grid 21. The
north, east and west portions of the property are bordered by residential land use. The property
on Parcel 122 adjoining the southeast boundary of the site has a commercial land use
designation.  Adjoining properties to the west, north, and south are zoned Agricultural
Conservation (AC). Adjoining property on the east is zoned Village Commercial (CV).

A Forest Stand Delineation was performed by Bolton & Associates, LLC on February 15, 2005
in accordance with the Charles County Forest Conservation Ordinance. Data was collected
using a 1/10 acre fixed plot, random sampling procedure. Basal area of each plot was
determined using a 10 factor prism. A total of four (4) sample plots were used to collect the
required data. Two (2) different forest stands were identified at the time of the Forest Stand
Delineation. Sample plot data and stand summary sheets can be referenced in Appendix “A”.

At the time of the FSD, there were no rare, endangered, or threatened species observed at the
site. No streams, floodplain, non-tidal wetlands, or steep slopes were found on the site. Upon
review of the USGS Topographic Map of Nanjemoy, MD that was created in 1954 and
photorevised in 1978, shows that the forested area was previously open field. It appears from
existing conditions that agricultural practices ceased +/- 20 years ago.

Correspondence was sent to the Department of Natural Resources, Wildlife and Heritage
Service (DNRWHS) on February 15, 2005 for confirmation of any known historical or cultural
features at this site. Included in this report is the response from the DNRHWS indicating that
there are no records of rare, threatened, or endangered species within the area. It was noted in
the response that the site analysis suggest that the forested area contains Forest Interior
Dwelling Bird (FID) habitat. Knowing that FID habitat may exist on this site will be considered
when project design is undertaken. The fifteen guidelines for minimizing impacts to FID habitat
will be considered and incorporated into the project plan.

A search of MERLIN online for historical sites showed that the house located on the southwest
corner of the property is listed as a Historic Site. It has the MD Historic Site Number CH-307
and is identified as Janifer House. Any other correspondence received after the date of this
report will be included as a supplement to this report.

(301) 392-0787 @ Fax: (301) 392-6019 @ 102 Centenwrual Street ® Suite 104 ® La Plata, MD 20646
Internet: wunw.boltonandassociates.com ® Emul: mfo@boltonandassociates.com
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STAND DESCRIPTIONS:
STAND A:

Stand A’ is a total of +/- 5.97 acres and is located on the top dry area of both sides of the
drainage area that divides the stand. The forested area is representative of an early to mid
successional Virginia Pine forest that is typical in an old field area. A total of two (2) tree
species are found within Stand “A”. Virginia Pine within the 2-5.9" dbh size class make up the
majority of the trees present. The other tree species present in this stand was Holly.

The stand summary was completed for Stand “A” by using the information gathered from the
two plot samples. The majority of trees found within this stand are in the 2-5.9” dbh size class.
Canopy cover is an average of one hundred percent (100%) and varies little throughout the
stand. Understory cover is an average of zero percent (0%) with widely scattered Holly.
Herbaceous cover is an average of zero percent (0%). The lack of herbaceous cover is the
result of a large amount of leaf litter on the forest fioor and a lack of sunlight penetrating through
the canopy. There are no invasive species in the stand.

The soil types within Stand “A”, according to the Sail Survey of Charles County consists of
Beltsville Siit Loam, 2-5% slopes, moderately eroded (BIB2), Exum Clay Loam, 5-10% slopes,
severely eroded (EyC3) and Exum-Beltsville Loams, 2-5% slopes, moderately erodible (EzB2).
The K factor for all soils is .43. Soils that have a K factor greater than .35 are considered to be
highly erodible soils. Since Beltsvilie Silt Loam, Exum Clay Loam and Exum-Beltsville Loams
have a K factor greater then .35, they are highly erodiible soils. Beltsville Silt Loam, Exum Clay
Loam and Exum-Beltsville Loams are not hydric soils.

Due to the dominance of 2-5.9" dbh tree size and the degree of development of the forest
layers, this stand is considered to be in an early to mid successional stage. No specimen trees
are found within this stand.

The stand is considered to have a low retention value based on the stand being an early to mid
successional Virginia Pine forest with no steep slopes, non-tidal wetlands, streams or
floodplains. An environmental features map can be found in Appendix “B".

(301} 392-0787 @ Fax. (301) 3926019 ® 102 Centennial Street ® Suite 104 ® La Plata, MD 20646
Internet. wunw.boltonandassociates.com ® Email: 11:'0weoito nandassociates. com
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STAND B:

Stand “B" is a total of +/- 3.53 acres and is located in the narrow moist bottomland bordered on
both sides by Stand “A". This stand consists mainly of hardwoods that are typicaily found in
moist, well drained soils. This stand was an open field at the same time as Stand “A". The
hardwood trees took hold when agricultural practices ceased. A total of four (4) different tree
species are present within this stand. The dominant specie is Sweet Gum within the 2-5.9" dbh
size class. Red maple is the codominant specie. Other species within this stand are Tulip
Poplar and Virginia Pine.

The Stand Summary was completed by using the information gathered from the two plot
samples. The majority of trees found are in the 2-5.9” dbh classes. The canopy cover within
Stand “B" is an average of ninety percent (90%). Understory cover (3'-20') is an average of fifty
percent (50%) and consists of Virginia Pine and Tulip Poplar. The Virginia Pine is found along
the transitional edge of the two stands. Herbaceous cover is an average of twenty percent
(20%) and consists of spring onion. There are no invasive species in the stand.

The soil type within Stand “B”, according to the Soil Survey for Charles County MD, is Exum
Clay Loam, 5-10% slopes, severely eroded (EyC3). Exum Clay Loam is not hydric and has a K
factor of .43. Soils that have a K factor greater than .35 are considered to be highly erodible
soils. Since Exum Clay Loam has a K factor greater than .35, it is a highly erodible sail.

Due to the evaluation of the aforementioned characteristics and the observation made at the
time of the Forest Stand Delineation, this stand is in an early successional stage. The stand is
considered to have a moderate retention value because it is located in the drainage way for the
site. No specimen trees are found within Stand “B”. An environmental features map can be
found in Appendix “B".

(301) 392 0787 @ Fax: (301) 392-6019 @ 102 Centennial Street ® Suite 104 @ La Plata, MD 20046
Internet. www.boltonundassaciates.com ® Liiail. mfodboltonandasso ates.com
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MARYLAND RobertL. Ehrlich,Jr, ..

Michael S Steele, .1 (i verro-

DEPARTMENT OF
i NATURAL RESOURCES C Ronald Franks, 5ecreror,
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[t TN
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_"T;. g ’ i" [\3 F“‘%_F
March 22, 20035 e :
!
Mr Lennis Haskins B E:
Boltoa & Associales
132 Centenmal Street, Suite 104 by b S Tt s, Ll

La Plata, MDD 20646

RE: Environmestal Review for Agostinho Minor Subdivision, BA File C4121-0501,
Charles Co., MD.

Dxear W Tskins

The Wiidhife and Hentage Service has determined that there are no State or Federal records
for rare, thecaten-d or endangered species within the boundanes of the project site as
delineated  As aresuit, we have no specifi comments or requirements pertamimeg to protection
micasures at this tume - Thi- statement -hould not be interpret-d hos ever as meaning that rare,
threatened or endangered species are notin fact present  If appropnate habitat 1s avarlable,
certain species vould be present without documentation because adequate sunveys have not
been conducted  1tss also important to note that the utthzation of state funds, or the need (o
obtain a stale authonzed permit may warrant additicnal evaluaz. ns that could lead to
protection ¢ sunvey recommendations by the Wiidlife and Hentage Service  If this project
falls into one of these categones, plesse contact us fo) further coordimation

Ourans’. 1= of the infonnaton provided also sug <5 that the foicsted arca on the pros
site contains Torest Intenor Dwelhie Bird hamtat Topuluiions of many Forest Intenor
Dwcdhing Bird speciis (FIDS) are dechning in Maiyiand and thioughout the eastern United
Stales  The censervetion of FIDS habitat :¢ strongly encouraged by the Department ot Naturd!
Resources  In order to do so, the foilowing gwidehnes couid be incorporated mto the site
desizn € helpiinmaze Gie proje Coimpacts o Flos ond other natve e tplant. and

wildhfe

I Restrict dos eiopment to nonforested areas
It forest less ur disturbance 1+ unavoidah'e, co: . entrate o: restr. t development 10 the

[ ]

foll wine arcas
a  the perimeter of the © rest {1 e, within 300 feet of existing forest edge)

b thin stnps of upland forest less than 300 feet wide
smahisolated torest 10 s than S actos i sive
portions of Uy forestwitl Lo qualite FIPS Dabyran (o sareas that s slre s

heavily Dagmented, scldave!y yoane, exlubit low ftuctaral diversiiy, o )

Trape stare DOhcs Bodaing - =l faypln Aavery il Mucytaed 20440



Pa-o 2

ted

Y

10
11

Maxamice the amountif torest “interior” (forest . ca 300 feet from the torest edze)
within cach forest tract (v ¢, mininuize the forest edge area ratio) Circular forest tracts
are 1deal and _quare tracts are better than :eclangular or g, hinear fore is

Mimmize forestisolation  Generally. forests that are edjecent, close to, or connected (o
other forests provide higher quality FIDS habitat than more rsolated forests

Limit torest removal (o the “(ootprint™ of houscs and (o that which 1s necessary for the
placement of roads and driveways

Mimimize the number and length of driveways and roads

Raads and driveways should 2 us narrew and as short uopoo bl sreferably deetl o
25 and 15 feet, respectively

Marntain forest canopy closure over rends and dinvewass

Maintain forest habitat up to the edges of roads and diiveway . do not cieate or
maintain mowed grassy berms.

Maintain or create wildiife comdors.
Do not rem: .+ or disturb forest habitat dunng April- August, the breeding seasen for

most FIDS  This seasonal restnction may be eapan :»d to February-August if cerain
early nesiing FIDS (e ¢ Barred O 1) are p:+ ent
I :ndscape homes with native trees, shrubs and other plants andor encourage

homeow ners to do so
Encourage homeowners to keep pet cats induors or, 1f taken outside, kept ona leash or

inside a fenced arca

In forested arcas 1+ crved srom s elopment, promote the dove op. s of a diverse
forest understory by removing lnvestock trom @ ested ar as and co-olline v hite-
tailed deer populations Do not mow the forest understory or remos e woody debns and
snags.

Afforestatien efforts shouid target a) npanan or streamside arcas that lack woody
vooclatne borters, by forested npandn areas jess than 300 fect wide, and ¢) gaps or
peninsulas of nonforested habitat wathin or adjacent 1o exising FIDS haoit.

Fhank you for aiiowimg us the opportunity 1o review this presec t 1 vow should have any

fu e

I'r

TG ICSteNS regat ity Las tnfonnatr g, pledse oontact e an (4

- =

SIRC X

Ao G O

Lon A Byvme,

En.nomwmnental Review Coordinator
Wildlile and Heritage Ser . ice

MD Dept of iNatural Resouiess
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INTRODUCTION:

The total acreage of the Agostinho Minor Subdivision property contains 16.63+/- acres. Forest
Stand Delineation was completed for 9.50 +/- forested acres in February of 2005. This site can
be located on Tax Map 41, Grid 21, Parcel 19. Rt. 6 borders the site to the south, Rt. 425 borders
the site to the east, Smallwood Church Road borders the site to the north and residential parcels
borders the site to the west. Current zoning for the property is Agricultural Conservation (AC)
and Village Commercial (CV). The property on Parcel 122, adjoining along the southwest
boundary has a commercial land use designation. Adjoining properties to the west, north, and
south are zoned Agricultural Conservation (AC). Adjoining property on the east is zoned
Village Commercial (CV). Currently access to the site is made from Rt. 6.

There is one existing residential structure and numerous out buildings on the site located in the

southwest quadrant of the site. The residential structure is listed as a Maryland Historic Site,
CH-307, Janifer House.

L FOREST STAND DELINEATION

The Forest Stand Delineation has been submitted concurrently with the Minor
Subdivision Plats.

1L FOREST CONSERVATION WORKSHEET
The Forest Conservation Worksheet for the total tract has been attached.
I11. FOREST CONSERVATION PLAN & FIDS

Per the Forest Conservation Worksheet, this site is required to retain 5.09 acres of forest
to satisfy the requirements of the Maryland State Forest Conservation Manual. Site
conditions are such that the areas capable of supporting on site septic disposal, public
road access requirements and existing forest location will not allow for the retention of
the minimum 5.09 acres of forest. Land use and good land planning practices will
require the clearing of 6.45 acres of forest to construct the proposed subdivision. The
3.27 acres of retained forest are contained in two (2) Forest Conservation Areas. Forest
Conservation Area “A” will consist of 2.16 acres located in the northern section of the
development, while Forest Conservation Area “B” consists of 1.11 acres along the
eastern side. It is required that 2.81 acres of reforestation & afforestation be completed to
fulfill the Forest Conservation requirements. Reforestation & afforestation will be
completed onsite, by way of natural regeneration, and the plan can be found in Section
VI, Reforestation/Afforestation Plan, of this report.

The Agostinho Minor Subdivision is zoned AC & CV. The attached Forest Conservation
Worksheet shows that there can be a clearing of up to 4.41 acres of forest. A minimum
of 5.09 acres of forest is required to be retained on-site with no mitigation. The majority
existing forest is considered to have a low to moderate retention value.

The forest characteristic at Agostinho Minor Subdivision is fairly young in age, and
adjoins an expansive tract of forest to the northwest. It is very unlikely that FIDS exist
on this site, but every effort will be made to minimize impact in the event that FIDS do
exist on-site in accordance with General Note #9.

(301) 3920787 @ Fax: (301) 392-6019 ® 102 Centennial Street ® Suite 104 ® La Plata, MD 20646
Internet www.boltonandassociates.com ® Email: info®boltonandassociates.com
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In an attempt to minimize possible negative impacts on any FIDS, which may inhabit the
forested areas, consideration was given to the following guidelines supplied by Maryland
Department of Natural Resources:

1. Restrict development to non-forested areas.

2. If forest loss or disturbance is unavoidable, concentrate or restrict development to the
following areas:

The perimeter of the forest (i.e., within 300 feet of existing forest edge)

Thin strips of upland forest less than 300 feet wide

Small, isolated forests less than 50 acres in size

Portions of the forest with low quality FIDS habitat, (i.c., areas that are

already heavily [ragmented, relatively young, cxhibit low structural diversity,

etc.)

Forest will be retained on the eastern, western and central portions of the site, which adjoins a

large tract of contiguous forest and will provide high quality FIDS habitat. The single largest

unbroken expanse of forest located on the western portion of the site was placed into the forest

conservation plan. [By doing so this site is maintaining its portion of the expansive wildlife

corridor in the area.) No non-tidal wetlands or Waters Of exist on the site. Every attempt was

made to prevent the creation of isolated forested areas. Development has been restricted to the

fringes of the large tract of contiguous forest located along the western boundaries of the site

where feasible. Overall clearing and development has been limited to the fringes of this forested

area, where impacts are most likely to occur. No disturbance is expected to take place in the

retained forested area, including but not limited 10 under story clearing, cleaning, mowing or

livestock grazing.

e o oW

3. Maximize the amount if forest interior” (forest area ~300 feet from the forest edge)
with each forest tract (i.e., minimize the forest cdge: area ratio). Circular forest tract
are ideal and square tracts are better than rectangular or long, linear forests.

4. Minimize forest isolation. Generally, forests that are adjacent, close to, or connected
to other forests provide higher quality FIDS habitat than more isolated forests.

Overall site utilization and design retained forested areas that were contiguous 1o adjoining
extendud forest tracts. Conservation and Aforestation planning is designed to increase the
forested area by placing the reforestation areas immediately adjoining existing areas. "This will
provide a higher quality FIDS habitat than more isolated forests.

5. Limit forest removal to the “footprint™ of houses and to that, which is necessary for
the placemcn! of roads and driveways.

6. Minimize the number and length of driveways and roads.

7. Roads and driveways should be as narrow and as short as possible: preferably less

than 25 and 15 fect. respectively.

Maintain forest canopy closure over roads and driveways.

9. Maintain forest habitat up to the edges of roads and driveways; do not create of
maintain mowed grassy berms.

-

In accordance w ith FIDS guidelines, forest conservation has been provided around or along the
perimeter of house, septic arcas and access drives where feasible based on developmental and
environmental site constraints. All access ways have been designed per the minimum
requirement of the Charles C ounty Ordinances with FIDS habitat in mind.

10. Maintain or create wildlife corridors.

(301) 3¥2-0787 @ Fax. (301) 392-601% @ 102 Centenrual Street ® Sute 104 @ La Plata, ML 20046
Internet: wuse bolfonandassociates rom @ Email infetgboltonaudassociates.com
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Overall site utilization and design retained forested areas that were contiguous to adjoining
extended forest tracts. Conservation and Aforestation planning is designed to increase the
forested area by placing the reforestation areas immediately adjoining existing arcas. This will
provide a higher quality FIDS habitat than more isolated forests.

11. Do not remove or disturb forest habitat during April-August, the breeding season for
most FIDS. This seasonal restriction may be cxpanded to February-Aucust. if certain
early nesting FIDS (e.g., Barred Owl) are present.

12. Landscape homvs with native trees, shrubs and other plants and/or encourage
homeowners o do so.

13. Encourage homeowners to keep pet cats indoors or, if taken outside, kept on a leash
or inside a fenced area.

14. In forested areas resciy ed from development, promote the development of a divers
forest understory by removing livestock from forested areas and controlling white-
tailed deer populations. Do not mow the forest understory or remove woody debris
and snags.

Every effort will be made to avoid disturbance of forest habitat during the months of April-
August habitat as to not disrupt the breeding season for most FIDS. Homeowners will be
encouraged to landscape homes with native trees, shrubs and other plants. Ilomeowners will
also be encouraged to keep pet cats indoors when feasible. We will promote the development of
a diverse forest understory by conveying this information to the homcowners.

15. Afforestation efforts should target a) riparian or streamside areas that lack woody
vegetative buffers, b) forested riparian areas less than 300 feet wide, and ¢) gaps or
peninsulas of nonforested habitat within or adjacent to existing FIDS habitat.

Afforestation efforts will target areas that are contiguous to adjoining extended forest tracts.
Aforestation planning will increase the forested area by placing the reforestation areas
immediately adjoining existing areas. This will provide a higher quality FIDS habitat than more
isolated forests.

Other actions that would minimizc impacts to or bencfit FIDS will be considered during the
planning and design phases.

(301) 392 U787 @ Fax. (301) 3920019 @ 102 Centenrual Street ® Suite 104 @ La Plata, 1. 20646
Internet: arew boltonandassocialcs.com @ Email: imfo@boltonandassoctates.cont
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Iv.

CONSTRUCTION TIMETABLE

10

11

(301) 392.0787 ® Fax: (301) 392-6019 @ 102 Centennual Strect @ Suste 14 @ Lallata MD 206do

The contractor shall arrange for stakecout’ flagging of forest retention and limits of
clearing. 1 week

Perform sufficicnt clearing and grubbing for the installation of sediment control
devices and measurcs. 1 week

Install sediment control devices and measures: 1 week
Install Stabilized Construction Entrance: SCE-1
Install Silt Fences and Earth Dikes.

Construct Sediment Trap.

Construct remaining sediment control devices.
Stabilize dikes, traps & stockpiles

o a0 oe

Call Maryland Department of the Environment at (410) 631-3510 (o schedule an
inspection of the sediment and crosion control plan implementation. 2 days

Complete clearing and grubbing within the limits of disturbance.

2 weeks
Perform rough grading. 3 weeks
t,ood and mulch all cxposcd arcas not being actively worked. 1 day

Install utility lines and storm drain/storm water management system. 0 weeks
a. Install utilities

b. Install all pipes and inlets

c. Provide storm drain inlet protection

Backfill to subgrade and perform final grading. 3 weeks

Install curb and gutter, paving, and traffic signs. 5 week:

Remove sediment traps and construct watcr quality basin. 1 weck

Clean up construction site. [ week

Seed and mulch all newly graded arcas. 1 week

After stabilization and following inspection and approval by the Maryland
Department of the Environment, remove sediment control devices. 1 week

Internet: wmme boltonandassorites com ® Emanls nrfoadbolionandasscoutes ot
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V.

FOREST PROTECTION PLAN

A

Short Term

o

Prior to the start of any construction, the boundary of the Forest
(‘onservation Easement shall be delincated with blue flagging and foresl
relention signage.

e Flagging shall be affixed to the primary trunk of trees two (=) inches
or vicaler. attached to stakes [our (4) feet or greater, or a combination
of the two.

e Flags shall be placed no more than fifty (50) feet apart, with at least
two (2) flags for each affected lot.

e Forest retention signage shall be the type shown in Appendix “D” of
the 1997 Forest Conservation manual, or a type approved by Charles
County Environmental Planner.

o Signs shall be placed at the vusement boundary as indicated on the
Forest Conservation Plan.

Prior to the recordation of the final plat or the start of construction,
whichever occurs first, forest protection fencing, as shown in Appendix
“D” of the Forest Conservation Manual shall be installed.  Forest
protection fencing shall be located at the limits of disturbance in all areas
where disturbance is proposed (o come within forty (40) feet of the Foresl
Conservation Easement.

e Location of forest protection fencing to be installed as shown on the

Final Forest Conservation Plan.—

Prior to recordation of the final plat or the start of construction, whichever
occurs first, the applicant shall arrange a Pre-Construction Meeting with
the Charles County Environmental Planner (301) 034-8421, to address the
implericntation of the Forest Conservation Plan.

¢ The installation of flagging, signage. and any required fcncing will be
inspected at the meeting.

Following construction, the applicant shall arrange a Post-Construction
meeting with the Charles County Environmental Planner (301) 645-0653,
{o address the implementation of the Forest C onservation Plan.

e Compliance with observing the limits of disturbance will be inspected

and approval to remove forest protection fencing will be granted at the
discretivi of the Charles County Enyironmental Planner.

e Flagging and signage shall remain for a period of two (2) yuars after

the recording of the Final Plat.

(3Ul) 352-0787 @ Fax (301) 3920019 © 102 enterwual Strect @ Suite 104 @ La Plata, ML 20od6
Internet 1w holtonandassociates com ® Email: mfoboltonandassocuates com
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5. Only such uses that are compatible with forest conservation will be
allowed within the Forest Conservation Easement. Such uses may be, but
not limited to wildlife, habitat, and/or forest management, nature/hiking
trails or comparable uses.

B. LONG-TERM

l.ong-term protection is proposed in the form of a Forest Conservation Easement  This
casement Jimits those uses, which are designated in the State |uiest Conservation
Manual. These uses are consistent with passive recreation, forest conservation and forest
management practices that are used to preserve forest. A Forest Management Plan will
be submitted after approval of the Final Forest Conservation Plan that will allow the
forest, placed in the Conservation Easement, to be selectively logged. The Forest
Management plan will describe environmentally sound practices and those that do not
unnecessarily impact any environmentally sensitive areas. By selectively logging mature
trees within this area, new growth will be encouraged and the forest within the
Conservation Easement will, over time, develop into a valuable habitat area. By the
establishment of this easement, the following are consistent with the purpose of the
conservation easement as outlined in the Forest Conservation Manual {Appendix F):

1. Removal of dead, dying or diseased trees.

2. The removal or control of invasive. noxious, or detriinental species.

3. Limited clearing of understory. The removal of vegetation may require
replacement.

4, Passive recreation.

5. Forest & wildlife management.

REFORESTATION . AFFORESTATION PLAN

Afforestation will be performed onsite to fulfill the requirements of the Forest
Conscrvation Requirements. A total of 2.81 acres. of currently open field ! n area will
be reserved for natural regeneration. The location of the natural regeneration arca will be
along the southern, and northwest western boundaries. Wherever possible, the natural
regeneration is planned to adjoin existing forest. This is being done so that the
regeneration areas become part of the overall larger forested tract.

Natural Regeneration Plan:

No special monitoring is generally carried out when using Natural Regeneration.
Forest regeneration is the act of renewing tree cover by establishing young trees
naturally.

Since natural regeneration is expected to take place in these arcas should meet
growth requirements unless natural disaster occurs after 2 years.

1) 3420787 @ Fax: (3V1)392-0019Y @ 102 Centeruual Street ® Suite 104 @ La Plata, MD 2Uodo
Internet: wwiv boltanandassoviates.com @ Eman: mfowboltonand. -socuates.com
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VI

PROCEDURAL REQUIREMENTS

The applicable protective mechanisms will be required as shown and detailed on the
Forest Conservation Plan. Refer to V. Forest Protection Plan, for details.

3017392 0787 @ Fax (301) 142-001Y @ 100 Centenrual Street @ Swite 1ud @ La Plata, MD 20046
Intermel. winw.bolfonandassociies.cum ® Email: tmfoaboltonandissocinfes.com
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APPENDIX A
FOREST CONSERVATION WORKSHEET

(1) 392-0787 @ Fax: (301) 3u2-61119 @ 10.  cntenrual Street @ Suite 14 @ La Plata, MD 20odo
et ww.boltonandassocuates c.om @ Email mfovubuoltonandassociates com
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Worksheet 2.0

22-Mar-06
NET TRACT AREA:
A. Total Tract Area A= 16.63
B. Deductions (100 yr flood, agricultural production, land transfer & paved area) B= 0.68
C. Net Tract Area C= 15.95

LAND USE CATEGORY: (state forest conservation technical manual, second edition, p.85)

Input the number "1" under the appropriate land use
zoning, and limit to only one entry.

ARA MDR IDA HDR MPD CIA
0 1 0 0 0 0
D. Afforestation Threshold: Net Tract Area (C) x U = 3.19
£. Conservation Threshold: Net Tract Area (C) x 25% = 3.99
EXISTING FOREST COVER:
F. Existing Forest Cover within Net Tract Area = 9.50
G. Area of Forest above Conservation Threshold 5= 551

BREAK EVEN POINT:

H. Breakeven Point (amount of forest that must be retained without mitigation) H= 5.09
|. Clearing Permitted without Mitigation = 4.41

PROPOSED FOREST CLEARING:

J. Total Area of Forest To Be Cleared J= 6.45 Cannot exce
K. Total Area of Forest To Be Retained K= 3.27 forested acr

PLANTING REQUIREMENTS:

L. Reforestation for Clearing above Conservation Threshald = 1.38
M. Reforestation for Clearing below Conservation Threshold M= 1.44 0.00
N. Credit for Retention above Conservation Threshold = 0.00
P. Total Reforestation Required = 2.81 1.00
Q. Total Afforestation Required = 0.00
R. Total Regeneration Required = 281

Fowksht3-8.XLS
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APPENDINB
FINAL FOREST CONSERVATION PLAN

(1) 3920787 @ Fax. (301) 926019 ® 102 Centennual Street @ Sunte 104 © La Plata, ML Zundo
Internet: unne boltonandassociates com @ Emal: mfodtboltonnndasseciates. com
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Appendix C: MDNR Environmental Review
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¥ MARYLAND

Boyd Rutherford, Lt. Governor

%-/;—//J DEPARTMEN-I_ OF Jeannie Haddaway-Riccio, Secretary

e NATURAL RESOURCES Allan Fisher, Deputy Secretary
July 25,2022

Mr. Gahr Lessner

Lorenzi, Dodds, & Gunnill, Inc.
3475 Leonardtown Road, Suite 100
Waldorf, Maryland 2060 |

RE: Environmental Review for Agostinho Property (aka Effect, Inc. Property), 5965 Smallwood
Church Road, Indian Head, Tax Map 41, Parcel 175, Charles County, Maryland.

Dear Mr. Lessner:

The Wildlife and Heritage Service has no official records for State or Federal listed, candidate, proposed, or rare
plant or animal species within the project area shown on the map provided. As a result. we have no specific
concerns regarding potential impacts to such species or recommendations for protection measures at this time. If
the project changes in the future such that the limits of proposed disturbance or overall site boundaries are
modified, please provide us with revised project maps and we will provide you with an updated evaluation.

Thank you for allowing us the opportunity to review this project. If you should have any further questions
regarding this information. please contact me at lori.byrne@maryland.gov or at (410) 260-8575.

Sincerely.

Ao G Bp—

Lori A. Byrne,

Environmental Review Coordinator
Wildlife and Heritage Service

MD Dept. of Natural Resources

ER# 2022.0987.ch

Tawes State Office Building - 580 Taylor Avenue — Annapolis, Maryland 21401
410-260-8DNR or toll free in Maryland 877-620-8DNR - dnr.maryland.gov — TTY Users Call via the Maryland Relay

82



Appendix D: USFWS IPaC Review

83



United States Department of the Interior

FISH AND WILDLIFE SERVICE
Chesapeake Bay Ecological Services Field Office
177 Admiral Cochrane Drive
Annapolis, MD 21401-7307
Phone: (410) 573-4599 Fax: (410) 266-9127

DE@EEVE

In Reply Refer To: JUN 2 3 2077
Project Code: 2022-0057126 i :
Project Name: Agostinho Property BY: k,Df'{

June 23, 2022

Subject: List of threatened and endangered species that may occur in your proposed project
location or may be affected by your proposed project

To Whom It May Concern:

The enclosed species list identifies threatened, endangered, proposed and candidate species, as
well as proposed and final designated critical habitat, that may occur within the boundary of your
proposed project and/or may be affected by your proposed project. The species list fulfills the
requirements of the U.S. Fish and Wildlife Service (Service) under section 7(c) of the
Endangered Species Act (Act) of 1973, as amended (16 U.S.C. 1531 et seq.).

New information based on updated surveys, changes in the abundance and distribution of
species, changed habitat conditions, or other factors could change this list. Please feel free to
contact us if you need more current information or assistance regarding the potential impacts to
federally proposed, listed, and candidate species and federally designated and proposed critical
habitat. Please note that under 50 CFR 402.12(e) of the regulations implementing section 7 of the
Act, the accuracy of this species list should be verified after 90 days. This verification can be
completed formally or informally as desired. The Service recommends that verification be
completed by visiting the ECOS-IPaC website at regular intervals during project planning and
implementation for updates to species lists and information. An updated list may be requested
through the ECOS-IPaC system by completing the same process used to receive the enclosed list.

The purpose of the Act is to provide a means whereby threatened and endangered species and the
ecosystems upon which they depend may be conserved. Under sections 7(a)(1) and 7(a)(2) of the
Act and its implementing regulations (50 CFR 402 et seq.), Federal agencies are required to
utilize their authorities to carry out programs for the conservation of threatened and endangered
species and to determine whether projects may affect threatened and endangered species and/or
designated critical habitat.

A Biological Assessment is required for construction projects (or other undertakings having
similar physical impacts) that are major Federal actions significantly affecting the quality of the
human environment as defined in the National Environmental Policy Act (42 U.S.C. 4332(2)
(c)). For projects other than major construction activities, the Service suggests that a biological
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evaluation similar to a Biological Assessment be prepared to determine whether the project may
affect listed or proposed species and/or designated or proposed critical habitat. Recommended
contents of a Biological Assessment are described at 50 CFR 402.12.

If a Federal agency determines, based on the Biological Assessment or biological evaluation, that
listed species and/or designated critical habitat may be affected by the proposed project, the
agency is required to consult with the Service pursuant to 50 CFR 402. In addition, the Service
recommends that candidate species, proposed species and proposed critical habitat be addressed
within the consultation. More information on the regulations and procedures for section 7
consultation, including the role of permit or license applicants, can be found in the "Endangered
Species Consultation Handbook" at:

http://www.fws.gov/endangered/esa-library/pdf/TOC-GLOS.PDF

Migratory Birds: In addition to responsibilities to protect threatened and endangered species
under the Endangered Species Act (ESA), there are additional responsibilities under the
Migratory Bird Treaty Act (MBTA) and the Bald and Golden Eagle Protection Act (BGEPA) to
protect native birds from project-related impacts. Any activity, intentional or unintentional,
resulting in take of migratory birds, including eagles, is prohibited unless otherwise permitted by
the U.S. Fish and Wildlife Service (50 C.E.R. Sec. 10.12 and 16 U.S5.C. Sec. 668(a}). For more
information regarding these Acts see https://www.fws.gov/birds/policies-and-regulations.php.

The MBTA has no provision for allowing take of migratory birds that may be unintentionally
killed or injured by otherwise lawful activities. It is the responsibility of the project proponent to
comply with these Acts by identifying potential impacts to migratory birds and eagles within
applicable NEPA documents (when there is a federal nexus) or a Bird/Eagle Conservation Plan
(when there is no federal nexus). Proponents should implement conservation measures to avoid
or minimize the production of project-related stressors or minimize the exposure of birds and
their resources to the project-related stressors. For more information on avian stressors and
recommended conservation measures see https://www.fws.gov/birds/bird-enthusiasts/threats-to-
birds.php.

In addition to MBTA and BGEPA, Executive Order 13186: Responsibilities of Federal Agencies
to Protect Migratory Birds, obligates all Federal agencies that engage in or authorize activities
that might affect migratory birds, to minimize those effects and encourage conservation measures
that will improve bird populations. Executive Order 13186 provides for the protection of both
migratory birds and migratory bird habitat. For information regarding the implementation of
Executive Order 13186, please visit https://www.fws.gov/birds/policies-and-regulations/
executive-orders/e0-13186.php.

We appreciate your concern for threatened and endangered species. The Service encourages
Federal agencies to include conservation of threatened and endangered species into their project
planning to further the purposes of the Act. Please include the Consultation Code in the header of
this letter with any request for consultation or correspondence about your project that you submit
to our office.
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Attachment(s):

= Official Species List
= USFWS National Wildlife Refuges and Fish Hatcheries
= Wetlands

86



06/23/2022

Official Species List

This list is provided pursuant to Section 7 of the Endangered Species Act, and fulfills the
requirement for Federal agencies to "request of the Secretary of the Interior information whether
any species which is listed or proposed to be listed may be present in the area of a proposed
action”.

This species list is provided by:
Chesapeake Bay Ecological Sexvices Field Office
177 Admiral Cochrane Drive

Annapolis, MD 21401-7307
(410) 573-4599
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Project Summary

Project Code: 2022-0057126

Event Code: None

Project Name: Agostinho Property

Project Type: New Constr - Above Ground

Project Description: subdivision of four (4) single family lots. To be used for individual single
family dwelling served by private wells, septic reserve area, and
driveways

Project Location:

Approximate location of the project can be viewed in Google Maps: https:/
www.google.com/maps/@38.49299955,-77.15943063512236,14z

ltonsicf®

Counties: Charles County, Maryland
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Endangered Species Act Species
There is a total of 2 threatened, endangered, or candidate species on this species list.

Species on this list should be considered in an effects analysis for your project and could include
species that exist in another geographic area. For example, certain fish may appear on the species
list because a project could affect downstream species. Note that 2 of these species should be
considered only under certain conditions.

IPaC does not display listed species or critical habitats under the sole jurisdiction of NOAA
Fisheries!, as USFWS does not have the authority to speak on behalf of NOAA and the
Department of Commerce.

See the "Critical habitats" section below for those critical habitats that lie wholly or partially
within your project area under this office's jurisdiction. Please contact the designated FWS office
if you have questions.

1. NOAA Fisheries, also known as the National Marine Fisheries Service (NMFS), is an
office of the National Oceanic and Atmospheric Administration within the Department of

Commerce.
Mammals
NAME STALUS
Northern Long-eared Bat Myotis septentrionalis Threatened

No critical habitat has been designated for this species.
This species only needs to be considered under the following conditions:
= Projects with a federal nexus that have tree clearing = to or > 15 acres: 1. REQUEST A
SPECIES LIST 2. NEXT STEP: EVALUATE DETERMINATION KEYS 3. SELECT
EVALUATE under the Northern Long-Eared Bat (NLEB) Consultation and 4(d) Rule
Consistency key
Species profile: htps://ecos.fws.gov/ecp/species/9045

Insects
NANIE STATUS
Monarch Butterfly Danaus plexippus Candidate

No critical habitat has been designated for this species.
This species only needs to be considered under the following conditions:
= The monarch is a candidate species and not yet listed or proposed for listing. There are
generally no section 7 requirements for candidate species (FAQ found here: https:/
www.fws.gov/savethemonarch/FAQ-Section7.html).
Species profile: https://ecos.fws.gov/ecp/species/9743

Critical habitats
FHERE ARE NO CRITICAL HABITATS WITHIN YOUR PROJFCT AREA UNDER THIS OFFICE'S
JURISDICTION.
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USFWS National Wildlife Refuge Lands And Fish
Hatcheries

Any activity proposed on lands managed by the National Wildlife Refuge system must undergo a

‘Compatibility Determination’ conducted by the Refuge. Please contact the individual Refuges to
discuss any questions or concerns.

THERE ARE NO REFUGE LANDS OR FISH HATCHERIES WITHIN YOUR PROJECT AREA.
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Wetlands

Impacts to NWI wetlands and other aquatic habitats may be subject to regulation under Section
404 of the Clean Water Act, or other State/Federal statutes.

For more information please contact the Regulatory Program of the local U.S. Army Corps of
Engineers District.

Please note that the NWI data being shown may be out of date. We are currently working to
update our NWI data set. We recommend you verify these results with a site visit to determine
the actual extent of wetlands on site.

WETLAND INFORMATION WAS NOT AVAILABLE WHEN THIS SPECIES LIST WAS GENERATED.
PLEASE VISIT HTTPS://WWW.FWS.GOV/WETLANDS/DATA/MAPPER.HTML OR CONTACT THE FIEL.D
OFFICE FOR FURTHER INFORMATION.
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IPaC User Contact Information

Agency: Lorenzi, Dodds, & Gunnill, Inc.
Name: Gahr Lessner

Address: 3475 Leonardtown Road
Address Line 2: Suite 100

City: Waldorf

State: MD

Zip: 20602

Email glessner@ldgwaldorf.com
Phone: 3016452254
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Revised: October 28, 2025

August 11, 2025
LDG# 229051

Charles County Planning Commission
County Administration Building

200 Baltimore Street

La Plata, MD 20646

Re: Application for Liberty Bell Subdivision under Section 104 of the Subdivision Regulations for
Variance from Section 278-80 B(l) of the Subdivision Regulations for the creation of Five (5),
One (1) acre S.F. lots on a private right-of-way.

Dear Planning Commission:

This office represents Sandy Ruiz Development, LLC. ("Applicant") in connection with the above-
referenced Application for a Section 104 Variance under the Subdivision Regulations.

The Applicant is the fee simple owner of a parcel of property (the “Property”) located on Tax Map 41,
Grid 21, Parcel 175 in the 3" Election District of Charles County, Maryland. The proposed subdivision
on the Property is known as "Liberty Bell". The Applicant acquired the Property by Deed dated June 17,
2022 (Liber 12599 Folio 314). The Property contains approximately 5.667 acres.

The Property is currently vacant and unimproved. It was timbered a few years ago, thus new forest
growth covers the Property. The perc testing has previously been performed and the Sewage Easement
Plat is currently under review at the CCHD.

The Property is bounded to the north by Smallwood Church Rd (Public Road). To the east by RT 425
(MSHA R.O.W). To the south by Tax Map 52- Parcel 157. This is a commercial use and is zoned CV. To
the west by Lot 2- a residential house on a 3.499 acre Parcel that is zoned AC, and Lot 3 —a residential lot
containing 3.0 acres, more or less, in the AC zone. The Property is zoned CV and lies in a Tier 3 as per the
Sustainable Growth and Agricultural Preservation Map dated July 12, 2016.

The Applicant proposes 5 residential S.F. Lots, all to be served by a private drive. No Lots are proposed to
have direct access to Smallwood Church Rd or to RT 425. The private drive to be created with this subdivision,
Ranstead Place, will be owned and maintained by a homeowners association for the subdivision, to be
formed. A homeowners association declaration, to include a joint use access and maintenance easement
covenant for the private drive will be prepared and recorded, as required by Section 278-80G of the
Subdivision Regulations.

The concept plan (CSP 240002) for this neighborhood was presented to the Planning Commission on
September 16, 2024. Although several members of the public testified, no objections to density were
stated. An Environmental Impact study and a Fiscal Analysis study have been proposed and submitted to
PGM for review along with the preliminary plan application (PSP 250001).
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To accomplish the proposed subdivision of the Property, the Applicant is requesting a variance from
Section 80(B) of the Subdivision Regulations, which states, in pertinent part, "New lots for single family
detached buildings may be provided on a private right-of-way only after being found to comply with the
following criteria:

(1  All lots must be greater than three acres in size, unless using the cluster provisions of the
RC, WCD and AC zones, and be for single family detached dwelling units or
agricultural uses;

@ A private right-of-way being created with the proposed subdivision is a fee simple
portion of the parcel being subdivided;

3) Use of existing private rights-of-way for new lots being created are only permitted where
the parcel being subdivided does not have frontage on a public road;

(4) There can be no more than seven lots for single family detached dwellings using the
private right-of-way as a shared access.”

The proposed subdivision on the Property complies with all of the above requirements, except only that
the proposed lots within this subdivision shall be one (1) acre in size rather than “greater that three acres
in size”, as required by Subsection (1) above. Accordingly, the Applicant seeks a modification from the
acreage requirement of Subsection (1) under Section 104 of the Subdivision Regulations.

Section 104 of the Subdivision Regulations provides that the Planning Commission may grant a variance
from the “strict application” of the Subdivision Regulations “when... by reason of...extraordinary
situations or conditions of specific parcels of property, the strict application of [the Subdivision
Regulations] ... would result in peculiar or unusual practical difficulties to, or exceptional or undue
hardship upon the owner of said Property. “Further, Section 104B indicates that “the Planning
Commission shall not grant modifications that will substantially impair the intent, purpose and integrity of
[the Subdivision Regulations]... or any County Ordinance”. To obtain a variance under Section 104, the
Applicant must demonstrate that it meets the criteria of Section 104(C). As such, the Applicant offers the
following in response to the specific enumerated requirements of Section 104 (C) of the Subdivision
Regulations:

(1) That special conditions or circumstances exist that are unique to the subject property
or structure and that a strict enforcement of the provisions of these regulations would
result in unwarranted hardship which is not generally shared by owners of property in the
same land use classification.

CV zoned property permits one (1) acre lots per Figure VI-3 of the Charles County Zoning
Ordinance. The Applicant purchased the Property with this is mind. The Applicant proposed
and submitted Concept Plan (CSP 240002), which was reviewed by PGM, appeared on the
Planning Commission Agenda and commented on by members of public on September 12,
2024. The Subdivision Regulation Section 80(B) was not an issue and density, or size of the
lots, was never mentioned by the public. It should also be noted that Smallwood Church
Road is designated as a minor collector (per road ordinance) and Mason Springs Road (RT
425) is a major collector. As per section 79(A) of the Subdivision Regulations, individual
driveway access points should be limited if other options are possible. Section 79(A) states:

"Driveway Access to arterial and collectors not permitted. Driveway access may not be
provided from lots within a major subdivision to a parkway or arterial road. Driveway access
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to collector roads for any subdivision may also be limited or prohibited based on the amount
of traffic carried and the function of the road within the local road network. Where driveway
access from a major subdivision to a collector road may be necessary for several adjoining
lots. or for a minor subdivision to any road classified as a collector road or greater, the
Planning Commission may require that such lots be served by a shared access driveway in
order to limit possible traffic hazard on such road. The developer is responsible for
demonstrating that an alternative access route cannot be used for that lot.”

As stated above, The Planning Commission should promote the use of private’ shared access to
residential lots.

There are several other existing subdivisions in Charles County with one (1) acre lots on a
private road. Examples of this are:

a) Keswick (PB 62 PN 493) Hutton Place Lots 67 and 68
b) Turtle Creek (PB 60 PN 309) Musk Turtle Place Lots 37A, 37B, 37C

c) Carriage Crossing (PB 3651 PN 171) Rosecroft Place Lots 98A. 99A, 100A.
101A, 102A, 103A

d) Eastern Hills (PB 52 PN 294) Peak Run Place Lots 21, 22, 23, 24, 25, 26
e) Belmont (PB 60 PN 425) Olivia Floyd Place Lots 118, 12, 13, 14. 15

f) Hunter Springs (PB 60 PN 585) Pheasant Creek Place Lots 15A, 16A, 17A

To deprive this landowner of one (1) acre lots on a private drive would be unfair as this is obviously a
common practice shared by many others in Charles County. None of the provided examples have required
a Section 104 Variance for this type of Land Development. It should also be noted that if a public road
was proposed to service these lots, the lot size would be reduced and would not meet the minimum lot
size in CV zone.

(2) That strict enforcement of the provisions of these regulations would deprive the
property owner of rights commonly shared by other owners of property in the area.

As listed above, strict application of the Subdivision Regulations would deprive the
Applicant’s right to subdivide lots as proposed on the Property. The foregoing are rights
commonly shared by other owners of property in Charles County in the surrounding area.

(3) That the granting of a modification will not confer upon an applicant any special
privilege that would be denied to other owners of like property and/or structures within
the same zone/land use classification.

The Applicant does not seek the variance for economic gain or for commercial purposes. in
fact, the Applicant's intended use of the Property is much less intrusive than the potential use
of the Property for commercial development. The Applicant gains no advantage from the

variance other than the right to subdivide homesites into residential lots. Thus preserving the
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rural nature of the Property. Additionally, there are residential lots throughout Charles
County located on private drives and rights-of-way. It is clear that Section 80(b) of the
Subdivision Regulations, preventing the use of a private road for lots smaller than 3 acres,
was not intended to address the situation presented in this case. In fact, a strict application of
Section 80(b) would have the unintended result of hindering the Applicant's intended use of
the Property. Section 80(b) was obviously not intended to have such results. Further, based
on the examples listed above, there are many subdivisions within the County that contain lots
smaller in size than three (3) acres which are served by private roads. Accordingly, the
granting of this Section 104 Variance will not confer upon the Applicant any special
privilege denied of other owners of like property within the same zone/land use
classification.

(4) That the modification request is not based upon conditions or circumstances which
are self-created or self-imposed.

All of the examples listed above are similar in lot sizes with private drive. None of the
examples have been required to acquire a Section 104 Variance. All of the examples are
currently existing with private roads/joint use access easements. All have a homeowners
association to ensure the common maintenance. Liberty Bell will be designed similar.
However Liberty Bell will have a Cul-de- sac for vehicle tum around, which the examples
listed do not.

(5) That greater profitability or lack of knowledge of the restrictions shall not be considered
as sufficient justification for a modification.

As stated above, greater profitability is not a motivation for the Applicant's request in this
case. In addition, the Applicant does not argue "lack of knowledge" of the restrictions of
Section 80(b) of the Subdivision Regulations. It is recognized that the Applicant intends to
“profit” from the sale of lots within this subdivision, once the subdivision is approved and
recorded. However, under applicable law, the fact that the Applicant will derive an economic
benefit from the Project, does not demonstrate a situation of “greater profitability” as a
“motivation” for a variance request, it being understood that most, if not all, land use
proposals are intended to result in economic gain.

(6) That the proposed modification is consistent with the Charles County Comprehensive Plan.

The Applicant's proposed use of the Property will maintain the rural nature of this parcel. The
Applicant's proposed use will also prevent a much more intrusive commercial development on the
Property. The Property is located in a TIER 3 and an Agricultural Conservation District, as denoted
on the Charles County Comprehensive Plan. This Application if granted will help promote the
efficient use of land resources within the County and will help provide a variety of housing choices
for persons within the County who may not choose to reside in a designated development district.
Moreover, this Application will promote the health, safety and welfare of the citizens of Charles
County, by allowing for safe and efficient access to the public roads that surround this proposed
subdivision, minimizing access points and thereby promoting traffic safety. The use of a private
drive rather than a public road will create a lesser environmental impact and the county government
will not be responsible for maintaining of said private drive.

For the foregoing reasons, the Applicant respectfully requests as follows:
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1. That the Charles County Planning Commission grant to the Applicant a variance under Section
104 of the Subdivision Regulations from the requirements of Section 80B(1) of the
Subdivision Regulations.

2. That said variance allows the Applicant to create five (5) S.F lot/ all approximately one (1)
acre in size, to access to from a private drive known as the Ranstead Place.

Thank you for your time and attention to this matter.

cc: Bill Sandy
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DATE:

SUBMITTED BY:

ITEM TYPE:

AGENDA SECTION:

SUBJECT:

January 12, 2026

Amy Brackett

Administrative

PUBLIC MEETING: PUBLIC COMMENTS

Cedar Ridge, CSP-250001

Application: The Lorenzi, Dodds, and Gunnill Inc. is requesting
review of a Conceptual Subdivision Plan for a Major Subdivision in
accordance with the Charles County Subdivision Regulations, Section
298-23, Major subdivision applications review stages. Cedar Ridge,
CSP-250001 is a Conceptual Subdivision Plan that proposes a
residential development of approximately thirty-three (33)
single-family homes on 63.61 acres zoned Rural Residential
(RR) off Charles Street in La Plata, Maryland.

Notification: The Applicant is required to provide notice of the Public
Meeting, via certified mail, to the property owners of properties within
200 feet of the proposed site. The Applicant is also required to post
the property with signs advertising the Public Meeting. One sign on
the side of the property that abuts a public or private road is required,
and two signs are required for properties with a street frontage of
more than 200 feet. In this instance, the signs shall be posted as to
be faced in opposite directions so as to be visible by the public and
traffic traveling in either direction parallel to the street frontage.

Planning Commission Action: The Planning Commission does not
take action on Conceptual Subdivision Plans. The primary purpose of
the Public Meeting is to acquire public input on the conceptual
subdivision. In accordance with § 278-251 of the Subdivision
Regulations, a list of comments and concerns as articulated at the
Public Meeting with be prepared and presented by PGM staff to the
Applicant, to which a response is required from the Applicant as part
of their future application of a Preliminary Subdivision Plan.

Applicant (Agent):
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Mausen Homes, LLC. (Lorenzi, Dodds & Gunnill Inc.)
Staff:

Hunter Zinn, Planner |

Public Participation:
The Meeting is open to the public and may be attended in person or
viewed on CCGTV (Comcast: 95 and Verizon FIOS: 10).

Written Public Comments can be submitted online by using the
webform located HERE. Written comments must be received by 4:30
p.m. on Friday, January 9, 2026 in order to allow the Planning
Commission time to review them prior to the Meeting. Written
comments received after this time and before the closing of the
record will be included in the record, but are not guaranteed to be
reviewed.

Those wishing to provide comments by speaking during the Public
Comment portion of the Meeting may choose to either speak
virtually or attend the Meeting in person. Virtual speaker registration
forms can be submitted online by using the webform located HERE.
Virtual speaker registration forms must be received by 4:30 p.m. on
Friday, January 9, 2025.

SUGGESTED ACTION:

ATTACHMENTS:

Memo to the Planning Commission
Conceptual Subdivision Plan

Cedar Ridge_CSP250001_Location Map
Cedar Ridge_CSP250001_Zoning Map
Cedar Ridge_CSP250001_Aerial Map
Cedar Ridge_CSP250001_Adj Property Map
Letter of Notification Cedar Ridge
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https://www.charlescountymd.gov/government/boards-commissions/planning-commission/planning-commission-public-comment-and-speaker-registration-form
https://www.charlescountymd.gov/government/boards-commissions/planning-commission/planning-commission-public-comment-and-speaker-registration-form
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808798/1._Memo_to_the_Planning_Commission.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3822553/2.__Conceptual_Subdivision_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808782/Cedar_Ridge_CSP250001_Location_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808783/Cedar_Ridge_CSP250001_Zoning_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808781/Cedar_Ridge_CSP250001_Aerial_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808784/Cedar_Ridge_CSP250001_Adj_Property_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3808785/Letter_of_Notification_Cedar_Ridge.pdf

CHARLES COUNTY GOVERNMENT

INTEROFFICE MEMORANDUM

Equal Opportunity Employer

TO: Charles County Planning Commission

FROM: Hunter Zinn, Planner |, Planning Division
Department of Planning & Growth Management (PGM)

SUBJECT:  Conceptual Subdivision Plan: Cedar Ridge, CSP-250001

DATE: December 17, 2025

Conceptual Subdivision Plans (CSP) are “sketch” plans that are basic in nature, providing the details that
define the project, and are required to comply with the requirements of Appendix A of the Subdivision
Regulations (attached). Further details and approvals such as Stormwater Management, Forest
Conservation, Traffic Impact Study, and Archaeology are not required at this time.

Section 278-23A(2) of the Subdivision Regulations outlines the review process for Conceptual Subdivision
Plans (CSP). The CSP is required to be submitted prior to the Preliminary Subdivision Plan (PSP) and is to
be presented to the Planning Commission at a Public Meeting in order to afford the public an opportunity
to become better informed regarding proposed development within the County. Signs are required to be
posted to the subject property and notification is required to be mailed to the adjacent property owners.
The Planning Commission hosts the Public Meeting but does not issue an approval of the CSP. A summary
of the public comments voiced at the Public Meeting will be prepared by PGM staff and provided to the
Applicant, who will be required to provide a written response to the summary as part of the future PSP
submittal. The Applicant will have one (1) year to submit a PSP following the presentation of the CSP to
the Planning Commission.

On October 21, 2025, Lorenzi, Dodds & Gunnill, Inc. submitted its Conceptual Subdivision Plan for Cedar
Ridge, CSP-250001. The Plan has been reviewed by staff for compliance with applicable regulations and,
in accordance with § 278-23A(2) of the Subdivision Regulations, the Public Meeting with the Planning
Commission is scheduled for January 12, 2026. As a result, a copy of the following items are attached for
consideration: (1) the Conceptual Subdivision Plan; (2) Location, Zoning, and Aerial maps of the property
subject to the CSP; (3) Adjacent Property Owner Map & Listing prepared by PGM staff that identifies the
properties (within 200 feet of the boundary lines of the property subject to the CSP) whose owners must
receive notification; and, (4) a copy of the notification being sent (by the applicant).

cc: Charles Rice, AICP, Planning Director
Heather Kelley, AICP, Planning Supervisor
CSP-250001 (via Amy Brackett)
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Charles County Government
Emergency Services
911 Addressing Office

PO Box 2150
Phone: 301-609-3552 La Plata. MD 20646 Fax; 301-609-3557

Subdivision Name Reservation

Subdivision Name Reserved

CEDAR RIDGE Ld

Requesting Party: Tim Lessner @ LDG

911 Coordinator: XML Reserved Date: 10/6/2025
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GENERAL NOTES
1. PARCEL INFORMATION:

TM. 44,6.23,P. 221 TM. 44,6.6,P.221

TAX ID 01-024965 TAX ID 01-011413

L. 11325 F. 362 L. 13613 F.88

PB.7 P.29 PB.7 P.29

38.23 ACRES 25.38 ACRES

2. TOTAL SITE AREA: 63.61 ACRES
OPEN SPACE REQUIRED = 9.54 ACRES (15%)
OPEN SPACE PROVIDED = 15.98 ACRES (25%)
ZONE: RR (RURAL RESIDENTIAL)
SEWER CATEGORY : 5-6
WATER CATEGORY: W-6E
RURAL FIRE PROTECTION IS MET BY THE PUBLIC
WATER SYSTEM IN CLARK'S RUN SUBDIVISION IN
THE TOWN OF LA PLATA.
8.  THISPROPERTY LIES IN SEPTIC TIER 2 AS PER THE
SUSTAINABLE GROWTH AND AGRICULTURAL
PRESERVATION ACT TIER AREA DESIGNATION MAP
DATED 7-12-16.
9. STREAMS SHOWN HEREON WERE FIELD VERIFIED BY
LORENZI, DODDS & GUNNILL, INC. ON 10-9-25.
10. ARESOLUTION FOR THE NAME CHANGE FROM
"CHAPMAN ROAD" TO "CHAPMAN COURT" MUST BE
PRESENTED BY THE 911 ADDRESSING OFFICE AND
ADOPTED/SIGNED BY THE COUNTY COMMISSIONERS.
11, OWNER: MAUSEN HOMES, LLC
4945 DELIVERANCE PLACE
LAPLATA, MD 20646

12. ENGINEER:  LORENZI,DODDS & GUNNILL, INC.
3475 LEONARDTOWN ROAD, SUITE 100
WALDORF, MD 20602
(301) 645-2254
ATTN: TIMOTHY R. LESSNER
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PROFESSIONAL CERTIFICATE

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. 13310, Expiration Date: 1-30-27.
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Public Meeting: Cedar Ridge, CSP-250001
January 12, 2026 with the Charles County Planning Commission

WHAT is this Letter of Notification all about?

e This letter of notification is being sent from Mausen Homes, LLC. and/or Lorenzi, Dodds & Gunnill Inc.
to owners of property within 200’ of the boundary of Cedar Ridge so they are aware of an application
for a Conceptual Subdivision Plan.

e Cedar Ridge is zoned as Rural Residential (RR) and is proposing a residential development of
approximately 33 single-family homes.

WHY is this on the Agenda for the Planning Commission?

e The Charles County Subdivision Regulations require Conceptual Subdivision Plans be presented for
public input at a Public Meeting conducted by the Planning Commission.

e The Planning Commission does not vote upon or issue an approval for Conceptual Subdivision Plans.
The purpose of the meeting is to gather public input to which the Applicant will be required to respond
when applying for a formal Preliminary Subdivision Plan.

WHO does this application affect?

e This affects residents of surrounding neighborhoods.

WHEN is this Conceptual Subdivision Plan being discussed, and when would it possibly take
effect?

e This Conceptual Subdivision Plan will have a hybrid (in-person and virtual) Public Meeting on Monday,
January 12, 2026 at 6:00 p.m.

e Conceptual Subdivision Plans do not require approval; however, the Applicant will be required to
respond in writing to the public comments received when applying for the future Preliminary
Subdivision Plan (PSP). The Applicant will have one (1) year from the date of the meeting on the
Conceptual Subdivision Plan to submit their PSP. The PSP will require approval by the Planning
Commission.

WHERE can | go to learn more?

e You can view the Conceptual Subdivision Plan and other documents beginning December 17, 2025 at:
https://bit.ly/CedarRidgeCSP or scan here:

e You can attend the Public Meeting about this Conceptual Subdivision Plan on January 12, 2026:
o Attend in person: the Charles County Government Building (200 Baltimore Street,
La Plata, MD 20646)
o View the meeting virtually: There are a variety of viewing/streaming options including

livestream available at www.CharlesCountyMD.gov/CCGTV.

o View the recording at a later time: Public Meetings are recorded and posted online at:
www.CharlesCountyMD.gov/VOD.

HOW can | share my opinion and hear from other residents, speakers, and the Planning
Commission?

Individuals or representatives of groups wishing to make oral or written comments are encouraged to attend
the meeting and can submit comments in the following ways:

o Comment In-person: Speaker sign-up will begin 30 minutes prior to the meeting at the Charles
County Government Building (200 Baltimore Street, La Plata) on January 12, 2026, and will end at
the commencement of the meeting. Each speaker will be allotted three minutes to speak.

o Comment Virtually: Virtual speaker sign-up begins Wednesday, December 17, 2025 and will close
Friday, January 9, 2026 at 4:30 p.m. If you are not available to speak when you are called, we
have the right to move on to the next caller. Each speaker will be allotted three minutes to speak.
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Register to speak at https://www.charlescountymd.gov/government/boards-
commissions/planning-commission/planning-commission-public-comment-and-speaker-
registration-form.

o Provide Written or Voicemail Comments: Written or voicemail comments may be submitted in
lieu of oral testimony, or to expand upon oral testimony, and will be accepted Wednesday,
December 17, 2025 through Friday, January 9, 2026 at 4:30 p.m.:

1. Electronic comments can be submitted online at:
https://www.charlescountymd.gov/government/boards-commissions/planning-
commission/planning-commission-public-:comment-and-speaker-registration-form
Please Note: Information submitted is considered public information under the
Maryland Public Information Act.

2. Leave a voicemail (recorded message) by calling 301-645-0652

o Postal Mail/Hand Delivery: Comments sent by mail or delivery must be received no later than
January 9, 2026 to:

Department of Planning and Growth Management
c/o Clerk to the Planning Commission

200 Baltimore Street

La Plata, Maryland 20646

Full-size Plan Available at https://bit.ly/CedarRidgeCSP

sz |1 25

A e

TR MR
T sk 24 g 4.3 3

COMCEPT FLAN

Individuals with special needs may the Maryland Relay Service TDD 7-1-1 (1-800-735-2258).
Additional questions or concerns may be directed to Hunter Zinn, Department of Planning & Growth Management
301-645-0645 or ZinnH@CharlesCountyMD.gov

This letter is produced with permission from Charles County Government.
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PLANNING COMMISSION AGENDA ITEM REPORT

AGENDA ITEM NO. 10.a

DATE: January 12, 2026

SUBMITTED BY: Amy Brackett

ITEM TYPE: Administrative

AGENDA SECTION: NEW BUSINESS: No Public Comments

SUBJECT: Poll of the Planning Commission members for new business.
SUGGESTED ACTION:

ATTACHMENTS:

109



Item Cover Page

PLANNING COMMISSION AGENDA ITEM REPORT

DATE: January 12, 2026

SUBMITTED BY: Amy Brackett

ITEM TYPE: Briefing

AGENDA SECTION: NEW BUSINESS: No Public Comments

SUBJECT: Briefing: Review of the Fiscal Year 2027-31 Requested Capital
Improvement Program

SUGGESTED ACTION:

ATTACHMENTS:

AGENDA ITEM NO. 10.b
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